#M26081

NORTHSTAR
RESORT
ENTERPRISES

AMENDMENT TO
LAND USE
DISTRICT MAP



Additional Info Added to File #M26081



September 29, 2006

Monree County Planning Department
Plantation Key Government Center
88800 Overseas Highway

Tavernier, Florida 33070

RE:  Application for a Zoning Map Amendment

To Whom It May Concern:

Please find the enclosed application for a request for a zoning map amendment at the
property commonly known as Florida Keys RV Park and located at 106003 Overseas
Highway and further described by Real Estate Number 00083970-000000. This is a
follow up to a previously submitted application by “The Craig Company” and we are
resubmitting due to a change in Agency to Reed & Company Development Services and
due to some revisions to the original application. However, please accept as payment for
application fees the previous check in the amount of $3,764 that was already submitted.

$2940 Application Fee

$735 (8245 X 3) Newspaper Advertisement; and

$69 (23 X $3 per surrounding property owner) Surrounding Property Owner Notice; and
520 Technology Fee

§3764

In addition we request that you disregard our August 15, 2006 amendment request to the
original application since we are including this request within our “new application”. In
addition we request that the “old application” and file as submitted from “The Craig
Company” be removed from the record.

If I can provide any further information or be of any further assistance in this matter,
please contact me at your earliest opportunity.

Sincerely,

ECEIVE

0CT -2 2006

Joel C. Reed

MONROE CO. PLANNING DEPT,
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M@NR{}E COUNTY PLANNIN TME
VIAP AMENDMENT AP?%&CA’H{}N
For Fumre Land Efﬁe Map and Zoning Map

Note:  The applicant must complete the following information for an application: to be accepted for review Please type
or print all requested information on this form. Aftach additional sheets when necessary. All information, maludmg the
application and all other materials, excluding the original photographs, must be submitted on 81/2" x 11, paper. It is the
applicant’s responsibility to notice the Planning Department of any changes that may occur to the application as i is being
processed

A)  Mame{s)of Property Owner(sy _ NORTHSTAR RESORTS ENTERPRISES CORP,
Mailing Address: Sreet_ 9261 SW 148™ STREET

ity
Telephone: Office_ (786) 293-3919 Home

Stete ¥L Zip Coda 33178

B} Appheant/ Agent’s Name (Circle Oney: FORL C, BEED

Firm: BREED & COMPANY DEVELOPMENT SERVICES, 1N,

Muiling Address: Strest 91780 OVERSEAS BWY., BUITE 3

City  TAVERNIER : State Fi. ZipCode 33879
Telephone: Office 305-881-4852 Ve 3858824711 Home

) Legal Description of Property: Real Estate Number___ SO0B3970-006000
Key  LARGO Strest 166093 OVERSEAS BWY
MileMaker 308 Sestion 6  Township 61 Raengs 44
Subdivision
Lois} Block f.ots) Block

Metes and Dounds description if not in & subdivision {attach additional sheet if necessary):
SNECEIVE[N

OCT ~2 2008

SEE ATTACHED LEGAL DESCRIPTY

(

MONROCE CO. PLANNING D

Pogelof3 Apphictnt’s indtials__
CiDocaments and Settings\os! Reodbly DocumenisWFioeids Keys RY PrltFLUM aad Map Amendenent doo
L2003



2

B

F)

G}

Hj

Current Future Land Use Map Designation_ MIXED USE/COMMERCIAL (MC)
Proposed Future Land Use Map Designation__ MEXED USE/COMMERCIAL (MC)
Current Land Use District Desipnation BUBURBAN COMMERCIAL (80 NATIVE AREA (NA); AN

SURURDBAN REMDENTIAL (8B)

Proposad Land Use District Designation_ b

£ USE (MUY, NATIVE AREA (NA); AND SUBURBAN
RESIDENTIAL 8R)

Sige of Parcel 10.24 Acves uplasd & 1443 sores water (lake)

Fxisting Use: I the property is developed, deseribe, in general torms, the existing use of the property such as the
type of use, nomber of residentisl units, or the gross floor area of the commercial development. (3f the property
containg struchmes, submit 3 site plan in addition to your verbal description).

‘Fhe property i carvently known as Florids Keys RV Resort with 126 RV units and 13 mobile bome
Heomses alony with sceessory sfvectares.

It is the spplicant’s burden o justily overturning existing land use designations previously set by the Board of
County Commissioners. Below are the factors that the Board may consider in order 1o spprove s proposed chenge,
as presoribed by Ssction 9.5-311 @05)@) of the Mownroe County Code. However, the Code prohibits sny change,
which would negatively, impact community character. If you need assistance in preparing a responss, please call
o schedsle & preepplicstion conference with the plansing depertment. You must sobmit all sspporting
information, documenistion or exbibits for future public hearings ot the tme vou submit this spplication so that
the Plannleg Department may use ¥ in prepering i recommendstion, Taformation provided &t s later date may
not be considered by the Planning Department, Planning Commission or Board of County Commissioners.

1 Changed prolochions (8.2, regarding public service newds) from those on which the text or boundary

Page 2 of 3

was baged, N/&

2. Changed assumptions {e.g., regarding demographic trends). WA

3. Data errors, including errors in mapping, vegetative types and natural features described in any section of the
comprehensive plan. WA

4. Mow issues. o

Histovical development patierns assumed single sse developments wheress current approaches fo
development are almed at creating mived sse developments. Mized uze developments also help
to support sinte mandated affordable housing initiatives and sre clearly consistent with the
curvent Future Land Use Map designation on the property which is Mixed Use Commersinl
(M), Farthermore, the site is corrently developed with both RV unite and single family market rate

Applicant’s Initials g E?
Chbocements wd Setfingdies] Reed®y DocureentsFliwide Keys RY PerldFLUM sad Map Anwndment.dos
1ir2003



i}

Y
X

Z

dwelling units, which is 2 mixed use development. This iype of development patiers would mot bhe

approved under the Suburban Commercial Land Use Distriet designation i redevelopment were to ocear
{i.e. market rate with RV or market rate with Affordsble). Wheress s Mized Use (MU} zoning
designation would permit market rate dwelling units in associstion with other uses. In addition this site
was identified 25 a location to build 15 affordable housing walls 8s part of a development sgreement with
the Northetay gite. Carrently 8C does net perseit the development of affordable bousing units withost
restvictions, enly ewaplover howsing uniis can be consiracied weaning thet 74% of the cccupants income
wust be derived in Monroe Counnty. Based upon the above new issues a vene change to Mized Use (ML)
from Seburban Commencind (8C) would olarify the slrendy exbsling development pattern on the sites and
would permil move flexibility in the type of affordable housiag units that are to be built on the siie rather

than restricting thern solely us emploves hovsing unif.

3. Recognition of & need for additional detall or comprehensiveness; or, N/A

6. Data updates. N/A
Include 2 differsnt photographs of the sublect parcel{s)-12 copies of sach. Only originel photos or color coples will
be accepted. Aerisl photos may sot be used to meet this requirement but may be used for support information.
Inclade a survey with a site plap if stroctures exist on the property.

tnchude a copy of the zoning map, clearly marking the boondavies of the property being considered. The Plaming
Diepartment will be able to assist vou in olsiaining a copy of the zoning msn.

Attach proof of ownership (Le. vopy of dosd or tax bill).
Inchude a copy of the property record card Bom the property appraiser’s office.
Attach & notarized Ietter from the owner authorizing the spplicant or agent 10 seek the smendment{s} and to represent

the cwaer, A6l correspondence from Moaoroe County on this isswe will be addressed to agent snd pot property
owrer(y), unless otherwise specified.

{0y TYPED NAME AND ADDRESS MAILING LABELE of property owners within a 200 feet radius of the

F)

subject property(s). This Hst should be compiled from the current fax rolls located in the Property
Appraiser’s Office. Alse, please provide the listing of the names, subdivision name, lot and block # and the
RE #'s for each address and pole those that are adioining the properly. Adjoining lots are not disrupted by a
canal or sireel. When a condominium s adicining the property within the two-hundred (200) feet, each unit
owner ymust be inclhuded.

The application wust be accompanied by the appropriste fee. The fee schedule s as follows:

*Plense Note: Bigher feos are applisd for auy changes luto Non-Residential,

Subjest to addidonal fovs; 324508 3 5 (3745.00) for newspaper sdvertboments and 53 ner provorly owaer notice

Subject {0 techuology foe of $20.90 for records conversion, slorage, and retrioval

Amendment to the Futore Lend Use Map and Land Use District Mayp

*{Mop-Residentisl) {Hesidential}
Page 3 of3 Applicant’s Initials
CiDocoments and Settingsiiosl ReedMy Documents\Florids Keys BY PakFLUM and Map Amendment doc

PIHGS



£4,950.00 $3,940.00

Smondment to the Fature Land Use Map Only

W Non-Hesideniiah {Besidontial}
%$4,020.00 X 015,90
Amendment to Land Use District Map Ouly
*(Mon-Hesidentinl} {Residentind}
$3.970.00 §2540.00

1 certify [ am familiar with the information contained in this application, and, to the best of my knowledge such
mformation is me, e@mpimz, and accursie. l also certify § possess the asthority ®o undertake the proposed amendment{s}.

Tunderstand t%;@ Syl snidssion of Blse | 4:: ation may lead to dendal or revocation of the reguested amendment(s).
spplicant__& - flem P27 TpEL . EEED
S%gam&gw Digte Print Name
MNotary
STATE OF___ N\ O\ COUNTY OF__ SN o €8, 4
BEFORE ME this day personally appeared ”‘Q ey A S\
who, is personally known to mie or has produced ‘\‘4:?\1*\ NN
as Wentification, .
Sworn 10 and subscribed before me this C,;O\ day of N RO A D.20 |} % oy .
, ’\E/;EARY PUBLIC:

Lo S EEY N A X\\\\K

Print: K\% ( TN Q
State of S eCAC N

My Commission Expites

Fagedaf 3 Apglicant™s Initials —
ChiDosunents and Sevingsios! Resd\My Documents\Fiorids Keys RY PredPLUM snd Map Amendment.doc
L2005
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o.1

somversstions, s, mmwmmmmamm s@ms,mmm
33078, or by phone ot 305-852-485% (Gffles) «3&5«3@5413 2R

SWORN TO AND SUBSCRIBED befiws we this 1] lp day of
By ﬂ%vsi'ﬁvf‘tjﬁf\ f&ﬁfn;{in

To me ox who prodoced

134 Not take =0 osth.

MICHELLE BYRIEL
MY COMMISSION & DALY

Do ¥ CXPIRESTuy 17,208
OT 3000180 Fodda Nokary Senicainons




Monroe County Planning Department
Growth Management Division

Suite 410

2798 Overseas Highway

Marathon, Floride 33050-22527

AUTHORIZATION FORM
To Whom It May Concern:

Northstar Resort Enterprises Corporation hereby rescinds authorization for The Craig
Comparny 1o act on its behalf in all matters pertaining to an Amendment to a Major
Conditional Use Application and Map Amendment Application for Zoning Map for an
Affordable Housing project located at 106003 Overseas Highway, Key Largo, Monroe
County, Florida.

In place Northstar Resort Enterprises Corp. does hereby authorize Reed & Company
Development Services to act on its behalf in al} matters pertaining 1o an Amendment to
Major Conditional Use Application and Map Amendment Application for Zoning Map
for an. Affordable Housing project located at 106003 Qverseas Highway, Key Largo,
Monroe County, Florida,

Datg ;

Constantine Zaharia, President
Northstar Resort Enterprises Corp.

Wge,

sw%'m AND SUBSCRIBED before me this 3 _day of

By Xda{ee who is@ersonally known
To g or who produced as identification, and Who
Did Not take an oath.
SIGNATURE OF NGTARY‘-'/)[@JEQ—W e g4l
PRINTED NAME . | LT VAKENBARELLS

» HYCOMMISEION 4 0D 381350
EXPIRES: January 2, 2008
P B Thee Bt W Serigs

bimy
4@”




Property Information for 1092631 Page L of 2

MONROE COUNTY PROPERTY APPRAISER
PROPERTY INFORMATION FOR:

Alternate Key: 1092631
RE Number: 000683970-000000

- Property Detgiis
DWNER OF RECORD

MNORTHSTAR RESORT ENTERPRISES CORP
9261 W 1407TH STREET
MIAMI FL 33176

PEYSICAL BOCATION

Uit Namber: 139
106003 OVERSEAS HWY KEY LARGO

Eﬁ:&ﬁjg;@;a;f@ T

i
i

LEGAL BESCRIPTION

£-61-40 ISLAND OF KEY LARGO PT LOTE 3-12-13
OR463-87% ORT735-585 ORT35-586-38% OR1014-2340
{DCF ORETTS-202730AMFHOW) ORTEBO-16TOTICT Rl T AN, N

(CWy ORIZZ0-982/53(CEP) ORI3ZB-935/36(CW) s S R A A AR S - — =

SECTION, TOWNSEIP, RANGE
0651 - 40

MELAGE GROUP
SOK

L Loy

36 - CAMPSPRIVIDOCKSRECREAT/PARKS

~ Building Defails
HUMBER OF BUDLDINGS TOTAL LIVING AREA
13 5837
NUMBER OF COMMERCIAL BUILBINGS YEAR BUILT
2 1855
~ $oand Detatle
Lamp Uss CopE LAMND AREA
3600 - CAMPS 10.05 AC
GO0X - ENVIRONMENTALLY BENS 125 AC
r Parcel Vatue History
TAXROLLYESR  BULDNG %W Lanp JusT ﬁ%ﬁ%ﬁ:&%@i TAXABLE

2006 356.604 T AT 5.025,125 5.458,876 ] 5 458876

605 390,178 78,571 4228128 2659874 g 4,639 874

2084 362412 §6.72% 3641904 4085138 9 4,085,135

2003 1,322,546 84579 1.859,375 3,266,500 g 3.266.500
~ Parcel Sales History

k oS3 BRSO FROALAY TWE T THE REE FROM THE DATE OF SALE, IF & BECENT S55LE DOES
WMUT SHOW UP FLEASE GIVE OUR OFF L T0ud 10 PROTER Y,
SALE DATE Qo Puoonns RIC INSTRUMENT
05/2003 189271784 4,500,600 WD

hitp://www.mepafl.org/datacenter/search/record.asp 9/29/2006



Property Information for 1092631

Page 2 of2
(373000 TRy WU SRTT Wy
171997 147940961 § 800,600 Wi
FIeud 1280033 1600060 Wi
6/1992 LZHY952 TT6H4 Wi
063987 (01472340 ROG.066 Wiz
1977 RN 225,800 (¥}

hitp/fwww.mepafl.org/datacenter/search/record.asp

9125/2006



) . FILE g ke
: MONROE COUNTY BKé1 e’ 3136
OFFICIAL RECORDS T2 Poya 7,

PREPARED BY: Please Return to: ppank CAS
John M. Spottswood, Jr. x. TORO. ESQ.

2100 Hollywood Blvd
Bpottawood, Spottsawood and Spottswood -
560 Flaming Street Hollywood, FL 33020
Koy Weast, FL 33040

RCD May 30 2003 093.55pM
) : -~ Sl
Parcel ID Numtber: DANNY L KOLHAGE . CLEFRK
Orentee #1 TIN:
Graniee #2 TIN:

DEED DOC s’r@gls@@.w
85/32/2003

Warranty Deed et DEP CLK

This Indenture,  Made this Q%dayof ‘*/Zcby/ , 2003 AD.,  Between

SH 3, LTD., a Florida limited partnership

of the County of Monroe s Site of Florida s granter, wod
NORTHSTAR RESORT ENTERPRISES CORP., a corporation existing under the
laws of the State of Florida

whose address . 9261 85.W. 140th Street, Miami, FL 313176

of the County of Miami-Dade s Smz of Florida » grantee,

Witnesseth  that the GRANTOR, for and in consideration of the sum of

------------------------ TEN DOLLARBS ($1l0)-~vrermmmcccncrmaccaae DOLLARS,
and other good and valuabic considerstion to GRANTOR in hand paid by GRANTEE, the receipt whereof s herehy ascknowledged, bas
granted, bargained and sold 1o the said GRANTEE and GRANTEE'S heirs, successors and assigns forever, the following described lund, situate,
lying and being in the County sf Monroe Sute of Florida 0 wit:

All that part of Lote 5, 12 and 13, in Section §, Township 61 South,
Range 40 East, which is Wemt of a line beginning at a point on the
center of the South boundary of Lot 13, and extending atraight through
the center of Lots 13 and 12 and through Lot 5 of the southeast side
of Monroe County Road; all said land being on the South side of the
Florida East Coast Rallroad Right-of-Way, according to the Plat

thereof as recorded in Plat Book 1, at Page 68, of tha Public Records
of Monroe County, Florida.

AND ALSO:

A portion of Lots 12 and 13, Section &, Township 61 Houth, Range 40
Bagt, according to survey made by P.F, Jenkine and recorded in Plat
Book 1, Page §8 of the Public Records of Monroe County, Florida and
being more partiuclarly described as follows:

Commence at the Southeast corner of saild Lot 13; thence in a Westerly
direction aleng the Bouth boundary line of said Lot 13, South 89
degrees 04'38" West, a distance of 331.48 feet; thence North 00
degrees 40'47" West, a distance of 381.69 feet to a point of

Continued o ached
and the grantor does herehy fally warrant thc( Hte sagbhn?, andn wi#ﬁe&endc the ser)ne agminst lawful claims of sll persons whomsoever.
In Witness Whereof, the grantor has hereunio set i hand and seal the day and year first above weitten.

Signed, sealed and delivered in our presence: BH 3, LTD., a Florida limited
parjnerghip
: 8 3, INC., a Florida

corporation, GENERAL PARTNER
Sty I Pe— AL T -

By

¥ (SCE])
Printed ame: . Fel ROBERT A. SPOTTSWOOD, Preaident
Witnes P.0. Address: 366 Flemsing Street, Key West, FL 33040

Printed Nama:
Witness

STATE OF Florida
COUNTY OF Monroe . S?fii
The foregoing instrament was scknowledged before me this day of

", \% cz T ,2003 by
¥
ROBERT A. SPOTTSWOOD, Pregident of SH 3, INC., a ?Ioéid;jggz;oration

and a general partner of SH 3, LTD., a Florida limited partnership, on
behalf of the corporation and the partnership
he is personal me ot he has produced bis Florida driver's license s identfication

' o P sttoat

Printed Namepo.,

iy MYCOMMESON® 9017391 Fypypes

—_— mﬂp“rgrl. 2007

AR RURANCE
C3-184-JR Laser Qenermed by © Display Systenm, Int., 2000 (863} 763-5335 Form FEWD.1 e




War‘l;alitﬁ Deed - Page 2

Parcel ID Number:

ILE ¥1 373136
BREl 8392 PCaLTES

beginning; thence continue North 00 degrees 40'47" West, a distance of
1033.82 feat; thence North 89 degrees 19°13" East, a distance of 17.00
feet; thence South 00 degress 40'47" East, a distance of 901.27 feat;
thence North 85 daegrees 19'13" East, a distance of 8.00 feet; thence
South 00 degrees 40'47" East, a distance of 132.55 feet; thence South

89 degrees 139'13" West, a distance of 25.00 feet to the Point of
Beginning.

Bubject to conditions, limitations, restrictions and easaments of
record and taxes for the year 2003 and subseqgquent years.

MONROE COUNTY
OFFPICIAL RECORDS

aver Gonerared by & Display Sysicem, inc., 2000 (863} 763-3551 Feorm FLWD-!
i




2006 FOR PROFIT CORPORATION ANNUAL REPORT FILED
Mar 13, 2006

DOCUMENT# PC0000057050 Secretary of State
Entity Name: NORTHSTAR RESORT ENTERPRISES CORP.

Cuarrent Principal Place of Business: New Principal Place of Business:

9261 SW. 140TH STREET
MIAMI, FL 33178

Current Mailing Address: New Mailing Address:

9261 S W. 140TH STREET
MIAMI, FL 33176

FEl Number: 85-1041758 FEI Number Applied For { } FEI Number Not Applicable { ) Certificate of Status Desired ( )
Name and Address of Current Registered Agent: Name and Address of New Registered Agent:
CASTOROQ, FRANCIS X ESQ.

2120 HOLYWOOD BLVD.

HCLLYWOQOD, FL 33021 US

The above named entity submits this statement for the purpose of changing its registered office or registered agent, or both,
in the State of Florida.

SIGNATURE:

Electronic Signature of Registered Agent Date

Election Campaign Financing Trust Fund Contribution { ).

OFFICERS AND DIRECTORS: ADDITIONS/CHANGES TO OFFICERS AND DIRECTORS:
Title: D { ) Delete Title: { ) Change ( ) Addition

Name: ZAHARIA, CONSTANTIN MName:

Address: 9261 W, 140TH STREET Address:

City-St-Zip: MIAN, FL 33176 City-St-Zip:

! hereby certify that the information supplied with this filing does not quaslify for the for the exemption stated in Chapter 119,
Florida Statutes. | further certify that the information indicated on this report or supplemental report is true and accurate and that
my electronic signature shall have the same legal effect as if made under cath; that [ am an officer or director of the corporation or
the receiver of trustee empowered to execute this report as required by Chapter 607, Florida Statutes; and that my name appears
above, or on an attachment with an address, with all other like empowered.

SIGNATURE: CONSTANTIN ZAHARIA D 03/13/2608
Electronic Signature of Signing Officer or Director Date
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Site Photos

RY Sitas/Dehris Collection

" Back of Property/Debris Collection

. . -
eptember 2000 Dage { e‘? 3
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Petrick-Nicole

From:
Sent:
To:

Thomas-Julianne
Monday, September 18, 2006 9:40 AM
Petrick-Nicole; Joulani-Aref, beckmann-heather

Subject: Florida Keys RV Map Amendment

*

The applicant has requested that this item be continued to the Oct. 10 DRC meeting. Thanks!

9/19/2006
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Aref Joulani

Planning Director

Monroe County Planning Department
2798 Overseas Highway

Marathon, Florida 33050

RE: Affordable Homes — 106003 Overseas
Highway, Key Largo, Florida - Zoning Map
Amendment and Amendment to Major
Conditional Use

Dear Aref:

MMM%&%MW
omprehensive Planning

Resort/Tourism Planning
Land Use Regulation
Cevelopment Feasibility
Site Design

Expert Withess

Mailing address: P.O. Box 870
Key West, FL 33041-0870

Office location: 600 White St
Key West, FL 33040

Phone: 305/294-1515
Fax: 305/292-1525
E-mail: don@craigcompany.com

On behalf of our client, Northstar Resort Enterprises, Inc., enclosed please find a Map
Amendment Application for Zoning Map and an Amendment to Major Conditional Use
Application for a proposed affordable housing project for property currently known as Florida
Keys RV Resort. The property is located at 106003 Overseas Highway, MM 106, RE#

00083970-000000.

The Zoning Map Amendment Application is being made for a single consistent Mixed Use
zoning designation for the property in keeping with the mixed use character of the area. The
redevelopment plan for the site pursuant to the Amendment to Major Conditional Use is a two-
phased plan. Phase | includes 13 market rate residential units, 47 affordable housing units and
30 recreational vehicle (RV) sites, including pools, tiki hut, beach area and sewer treatment
plant. Phase |l replaces the 30 RV sites with 16 affordable housing units. After completion of
Phase Il, the project will contain 13 market rate units, 63 affordable housing units, pool, tiki hut,
beach area and sewer treatment plant. The enclosed are companion applications to the
Northstar Resort Amendment to Major Conditional Use Application, as the affordable housing
units required for the Northstar Resort will be located at the affordable housing project.

Enclosed are 18 sets of plans (which include 2 signed and sealed sets), filing fee checks for
$3,764.00 (Zoning Map Amendment) and $6,894.00 (Amendment to Major Conditional Use}, 12

sets of color photographs and a set of mailing labels.

As we have discussed with your staff planner, Julianne Thomas,

please schedule the project to come before the Development Review Committee on May 23rd
and the Planning Commission on May 24" contemporaneously with the consideration of the
Northstar Resort Amendment to Major Condmonal Use Application.

Please contact me with any questions.

Enclosures

co: Constantine Zaharia

Wanr Waet « Rranbanridna

i
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AFFORDABLE HOMES
KEY LARGO, FLORIDA

MAP AMENDMENT APPLICATION FOR ZONING MAP
AMENDMENT TO MAJOR CONDITIONAL USE APPLICATION

E@EH\WE
MAR 28:@gsf

MONROE CO. PLANNING DEPT, Prepared by
Tle Gwvg

March 2006
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 Planning Commission Resolution P47-03, September 10, 2003

« Minor Conditional Use Development Order #4-04, June 29, 2004 -
Establishes 47 ROGO Units at Northstar Eligible for Transfer

« Minor Conditional Use Development Order #5-04, June 29, 2004 —
Approving Transfer of 47 Mobile Home TREs to Florida Keys RV Park

« Planning Commission Resolution P§5-03, October 22, 2003 — Approving
Transfer of 126 TREs in the Form of Recreational Vehicle Spaces From
Florida Keys RV Park

« Planning Commission Resolution P56-03, October 22, 2003 — Approving
Reception of 77 TREs in the Form of Recreational Vehicle Spaces to
Develop 89 Unit Hotel at Northstar Resort Property
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List of Adjacent Property OWNErs.............ooiiiiiii i D
Letters of Coordination. .. ..o e E
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Field survey prepared by Hal Thomas — Professional Land Surveying,

dated 5-25-00

Site Plan, dated 03/02/06, and Floor Plans, dated 01/09/06 by Robert Barnes
& Associates

Landscape Plan, Sheet L-2, by Brown & Crebbin Design Studio, Inc., dated
03/14/06

Drainage Plan, Sheets C-1 and C-2, by Alien E. Perez, Perez Engineering &
Development, Inc., dated 3/3/06

Traffic Generation Letter/Report by Transport Analysis Professionals dated

December 21, 2005

Pertinent ComesSPONAENCE......... oottt et e e H

L

January 5, 2004, K. Marlene Conaway, Director of Planning, to The Craig
Company re: Letter of Understanding for the Transfer of 47 TREs
September 20, 2002, K. Marlene Conaway, Director of Planning to Mr. Don
Craig, AICP, re: Conditional Use Review for proposed Northstar without the
need for TREs/TDRs

March 18,2002, K. Marlene Conaway, Director of Planning, to Donaid

Craig, AICP, re: Corrections to letter dated January 25, 2002

January 25, 2002, K. Marlene Conaway, Director of Planning, to Donald
Craig, AICP re: Pre-Applicantion Conference for Northstar

March 6, 2001, Edward Koconis, Island Planning Team Director, to

Donald Craig, AICP re: Pre-Application Conference for Blue Lagoon

Vegetation Survey for Florida Keys RV Resort by Environmental Consulting
SYSEEMS, INC. ottt ot I

Opinion by Judge Luis M Garcia in Jeff Osborn v Monroe County Planning
Commission and Northstar Resort Enterprises Corporation, Case No. 44-2004-CA-

564-P, L.T. Case No. 03-4720
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MONROE COUNTY PLANNING DEPARTMENT
MAP AMENDMENT APPLICATION
For Future Land Use Map and Zoning Map

Note: The applicant must complete the following information for an application: to be accepted for review Please type
or print all requested information on this form. Attach additional sheets when necessary. All information, including the
application and all other materials, excluding the original photographs, must be submitted on 81/2" x 11, paper. It is the
applicant's responsibility to notice the Planning Department of any changes that may occur to the application as it is being
processed.

A) Name(s) of Property Owner(s): _Northstar Resort Enterprises Corp.

Mailing Address: Street_9251 SW 140" Street

City_Miami State FL Zip Code_33176

Telephone: Office_(786) 293-8919 Home

B) Applicant/Agent's Name (Circle One): Donald L. Craig, Barbara Mitchell, Tom Williams
Firm:__The Craig Company

Mailing Address: Street__ P.O. Box 970

City Key West State FL Zip Code__33041
Telephone: Office (303) 294-1515 Fax (305)292-1525_ Home
C) Legal Description of Property: Real Estate Number, 00083970-000000
Key_Key Largo Street 106003 Overseas Highway
Mile Marker 106_Section_ 6 Township_ 61 South_ Range 40 East
Subdivision
Lot(s) Block Lot(s) Block

Metes and Bounds description if not in a subdivision (attach additional sheet if necessary): Refer to attached
legal description.

T
RS
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D)

E)

F)

G)

H)

Current Future Land Use Map Designation_ Mixed Use/Commercial (MC)

Proposed Future Land Use Map Designation_Mixed Use/Commercial_(MC})

Current Land Use District Designation_ Suburban Commercial (SC), Native Area (NA), Suburban Residential
(5C)

Proposed Land Use District Designation Mixed Use (MU)

Size of Parcel 10.24 acres upland & 1.443 acres water (lake)

Existing Use: If the property is developed, describe, in general terms, the existing use of the property such as the
type of use, number of residential units, or the gross floor area of the commercial development. (If the property
contains structures, submiit a site plan in addition to your verbal description).

The property is currently known as Florida Keys RV Resort with 126 RV units and 13 mobile home licenses. An
Amendment to Major Conditional Use Application is being filed contemporaneously herewith to redevelop the
property with 63 affordable homes and 13 market rate homes. Please refer to the attached site plan.

Tt is the applicant's burden to justify overturning existing land use designations previously set by the Board of
County Commissioners. Below are the factors that the Board may consider in order to approve a proposed change,
as prescribed by Section 9.5-511 (d)(5)(b) of the Monroe County Code. However, the Code prohibits any change,
which would negatively, impact community character. If you need assistance in preparing a response, please call
to schedule a pre-application conference with the planning department. You must submit all supporting
information, documentation or exhibits for future public hearings at the time you submit this application so that
the Planning Department may use it in preparing its recommendation. Information provided at a later date may
not be considered by the Planning Department, Planning Commission or Board of County Commissioners.

Background and Basis for Rezoning Property

Florida Keys RV Resort is surrounded by a variety of mixed uses, with Native Area to the southeast and south,
Suburban Residential to the northeast and Suburban Commercial to the west and northwest. The proposed
redevelopment of the lot is also of a mixed character with a mixed community of affordable housing and market
rate homes.

The County Comprehensive Plan encourages the rational zoning designation of lands such that pre-existing
parcels, not containing environmental sensitive lands, have consistent and single zoning classifications.

Further, the Future Land Use Map designates this parcel as “Mixed Use Commercial” which supports an MU
designation.

1. Changed projections (e.g., regarding public service needs) from those on which the text or boundary
was based. N/A

2. Changed assumptions (e.g., regarding demographic trends). The character of the area in which the lot is
located is clearly mixed use, with Native Area to the southeast and south, Suburban Residential to the northeast
and Suburban Commercial to the west and northwest. The proposed redevelopment of the lot is also of a mixed

character with a mixed community of affordable housing and market rate homes.

3. Data errors, including errors in mapping, vegetative types and natural features described in any section of the

AN
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I)

)

K)

L)
M)

N)

(0)

P)

comprehensive plan. N/A
4. New issues. N/A

5. Recognition of a need for additional detail or comprehensiveness; or, N/A

6. Data updates. N/A

Include 2 different photographs of the subject parcel(s)-12 copies of each. Only original photos or color copies will
be accepted. Aerial photos may not be used to meet this requirement but may be used for support information.

Include a survey with a site plan if structures exist on the property.

Include a copy of the zoning map, clearly marking the boundaries of the property being considered. The Planning
Department will be able to assist you in obtaining a copy of the zoning map.

Attach proof of ownership (i.e. copy of deed or tax bill).
Include a copy of the property record card from the property appraiser's office.

Attach a notarized letter from the owner authorizing the applicant or agent to seek the amendment(s) and to represent
the owner. All correspondence from Monroe County on this issue will be addressed to agent and not property
owner(s), unless otherwise specified.

TYPED NAME AND ADDRESS MAILING LABELS of property owners within a 200 feet radius of the
subject property(s). This list should be compiled from the current tax rolls located in the Property
Appraiser’s Office. Also, please provide the listing of the names, subdivision name, lot and block # and the
RE #'s for each address and note those that are adjoining the property. Adjoining lots are not disrupted by a

canal or street, When a condominium is adjoining the property within the two-hundred (200) feet, each unit
owner must be included.

The application must be accompanied by the appropriate fee. The fee schedule is as follows:

*Please Note: Higher fees are applied for any changes into Non-Residential.
Subject to additional fees; 3245 for newspaper advertisement and $3 per property owner notice
Subject to technology fee of $20.00 for records conversion, storage, and retrieval

Amendment to the Future Land Use Map and Land Use District Map
*(Non-Residential) {Residential)
$4,950.00 $3,940.00

Amendment to the Future Land Use Map Only
*(Non-Residential) (Residential)
$4,020.60 $3,010.00

Amendment to Land Use District Map Only
*(Non-Residential) (Residential)
$3,970.00 $2,940.00

o /.--.:«.:. ;
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I certify I am familiar with the information contained in this application, and, to the best of my knowledge such

information i , complete,.gnd accurate. I also certify I possess the authority to undertake the proposed amendment(s).
I unders the su i alse information may lead to denial or revocation of the requested amendment(s).

- A 7 ~ S i @\ . / 4\ i .
Applicant: o 6 [ ef [ 0 & M

ignature ” Date Print %ﬁe
Notary

STATE OF ::Tc*:f et COUNTY OF //&a{'/{}{,
BEFORE ME this day personally appeared __ foouteted (. {"(a 5?

who, is personally known to me or has produced
as identification.

Sworn to and subscribed before me this __[ T day of /A& e ,A.D.20 ok

})TARY PUBLIC:
O

State of
My Commission Expires

i, Jodell Roberts
] : MYCOMMISSION# DD271574 EXPIRES

January 31, 2008
BONDED THRU TROY FAIN INSURANCE, INC.

e
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DESCRIPTION

All thol part of Lots 5, 12 and 13, in Section 6, Township 61
South, Range 40 ftast, which is Wast of o lne beginning af ¢
point on the center of the South boundory of Lat 13, and
extending stroight through the center of Lote 13 and 12,

ond through Lot 5 to the Southeost side of the Monroe
County Rood; all of said fond being on the South side of the
Florida East Coost Roiroad Right of Way, according to the
Piat thereof, recorded in Piot Book ' at Poge 68 of the
public records of Monroe County, Florida.



” MONROE COUNTY PLANNING DEPARTMENT

APPLICATION FOR DEVELOPMENT APPROVAL
Application Fee: Major Conditional Use $6,020.00 Minor Conditional Use $4,570.00
Please note: These fees also apply to any Amendments to a Conditional Use
$50.00 Fire Marshal Fee
$245.00 for each newspaper advertisement x 3
$3.00 for each property owner noticed
$20.00 technology fee for records conversion, storage, and
retrieval

ALL APPLICATIONS MUST BE DEEMED COMPLETE AND IN COMPLIANCE WITH THE
MONROE COUNTY CODE BY THE PLANNING STAFF PRIOR TO THE ITEM BEING
SCHEDULED (SEE PAGE FOUR.)

1) Applicant Name: __ Northstar Resort Enterprises Corp

MailingAddress: 9261 SW 140™ Street, Miami, Florida 33176

Phone Number:(Home) (Work) (786)293-8919  (Fax) (786) 293-4952

2) Agent Name/Title: Donald L. Craig, AICP, Barbara Mitcheil. Tom Williams, The Craig Company

Mailing Address: P.O. Box 970. Key West, Florida 33041

Phone Number:(Home) (Work) (305) 294-1515 (Fax) (305) 292-1525

3) Property Owner(s): Northstar Resort Enterprises Corp.

Mailing Address: 9261 SW 140" Street, Miami, Florida 33176

Phone Number:(Home) (Work) (786) 293-8919 (Fax) (786) 293-4952

4) Legal Description of Property:

Street Address: 106003 Overseas Highway, Key Largo, Florida

Lot: Block: . Subdivision:

If in metes and bounds, attach legal description on separate sheet. Please refer to the attached legal
description

Key: Largo MM: 106
Real Estate (RE) Number(s): 00083970-000000

Page 1 of 4
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5) Land Use District(s): Suburban Commercial (SC)

6) Present use of the property: Florida Keys RV Resort of 126 recreational vehicle sites, 13 mobile
home units, pool and clubhouse.

7) Proposed use of the property: Two phase project as shown on attached site plan. Phase I includes
13 market rate residential units, 47 affordable housing units and 30 recreational vehicle (RV) sites,
including pools, tiki hut, beach area and sewer treatment plants. Phase 1l replaces the 30 RV sites
with 16 affordable housing units, After completion of Phase 11, the project will contain 13 market
rate units. 63 affordable housing units. pogl, tiki hut, beach area and sewer treatment plant.

8) Gross floor area in square feet (Non-residential uses): Phase I —1.334 sq. ft. This commercial
FAR may be transferred to another site in the future, _Phase Il — none.

9) Number of residential units to be built: 13 market rate residential units

10) Number of affordable or employee housing units to be built: 63 deed restricted affordable single
family units.

11) Number of hotel-motel, recreational vehicle, institutional residential or campground

units to be built per type: 30 recreational vehicle sites in Phase [ of the project. Upon
completion of Phase II, the 30 recreational vehicle sites will be replaced bv 16 affordable housing
LS.

12) Has an application been submitted for this site within the past two years? yes

13) If yes, name of the applicant and date of application: Northstar Resort Enterprises Corp. — Major
Conditional Use Development Order #04-04 which established the eligibility to transfer mobile home
Units to the Florida Keys RV Park at MM 106. Minor Conditional Use Development Order #05-04
allowed the transfer of the 47 mobile home units to the Florida Keys RV Resort. Planning
Commission Resolution P56-03 established that there were 126 recreational vehicle spaces (RVs)
that could be transferred to the Northstar Resort at MM 99.5 and elsewhere at a future date.
Resolution #56-03 approved the transfer of 77 of the RV spaces to Northstar Resort.

I certify that I am familiar with the information contained in this application, and that to the best of my

A@Sﬁ: S formation is true, complete and accurate.
| 5. (6.3 ¢
Signature of Appligarit or Agent Date

Sworn before me this ! ( day of }ﬂv’\&} i .20 O AD.

A
s, Jodel Roberts \ 4 M
¥ @"&‘ MY COMMISSION # DD271574 EXPIRES e~ T4 _
P January 31, 2008 7 y
K e aoameomwmowrmnmsumcamc L/J NOtarMbllc '
AR My Commission Expires
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ATTACHMENT A

The following is a list of required documents for conditional use approval. To determine whether

an item is appropriate to a particular application, please contact the Planner and Biologist
reviewing your application.

PROOF OF OWNERSHIP: deed, lease or pending sale contract.

LOCATION MAP showing where the project is located on the Key. This enables people to easily
find the project

PHOTOGRAPHS of site from the main adjacent road. A recent aerial photograph with property
boundaries delineated may be substituted.

SEALED AND SIGNED SURVEY by a Florida registered surveyor. The survey should include
elevations and location of all existing structures, paved areas, location of all utility structures,

hodies of water, docks, piers, mean high water line, acreage by Land Use District and acreage
by habitat.

VEGETATION SURVEY or Habitat Evaluation Index, if applicable, prepared by a biologist
qualified by the Monroe County Environmental Resources Department.

_ ENVIRONMENTAL DESIGNATION SURVEY and COMMUNITY IMPACT STATEMENT

(Major Conditional Uses only).

__SITE PLAN prepared by a Florida registered architect, engineer or landscaped architect at a

standard engineering scale as appropriate for the size and shape of the project
INCLUDING BUT NOT LIMITED TO:

____ Property lines and mean high-water shoreline and outside dimensions of the entire parcel;
All areas and dimensions of existing and proposed structures;

Adjacent roadways and vses of adjacent property;

Setbacks as required by the Land Development Regulations;

Parking (including handicap parking) and loading zone locations and dimensions;
Calculations for open space ratios, floor area ratios, density and parking;

Outdoor lighting location, type, power and height;

Extent and area of wetlands, open space areas and landscape areas;

Location of solid waste separation, storage and removal;

Type of ground cover such as asphalt, grass, pea rock;

Sewage treatment facilities;

Existing and proposed fire hydrants or fire wells;

Location of bike racks (if required);

Flood zones pursuant to the Flood Insurance Rate Map (FIRM);

Adjacent Land Use Districts.

FLOOR PLANS at an appropriate standard architectural scale including handicap accessibility
features;

LANDSCAPE PLANS at the same scale as the site plan. May be on a separate plan or shown on the site
plan. INCLUDING BUT NOT LIMITED TO:

Building footprints, driveways, parking areas and other structures;

Open space preservation areas;

Page 3 of 4
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Size and type of buffer yards including the species, size and number of plants;

Parking lot landscaping including the species, size and number of plants;
Existing natural features;

Specimen trees, or threatened and endangered plants to be retained and those 1o
be relocated or replaced;
Transplantation plan (if required).
X CONCEPTUAL DRAINAGE PLAN with drainage calculations prepared by a registered engineer at the
same scale as the site plan: The plan must show existing and proposed topography, all drainage structures,
retention areas and drainage swales, and existing and proposed permeable and impermeable areas.

X ELEVATION DRAWINGS of all proposed structures with the elevations of the following features
referenced to NGVD: Existing grade, finshed grade, finished floor elevations (lowest supporting beam for
V-zone development), roofline and highest point of the structure.

X TRAFFIC STUDY prepared by a licensed traffic engineer.

X CONSTRUCTION MANAGEMENT PLAN (State how impacts on nearshore water and surrounding
property will be managed - i.e. construction barrier, hay bales, flagging, etc.).

X CONSTRUCTION PHASING PLAN.

X TYPED NAME AND ADDRESS MAILING LABELS of property owners within a 300 feet radius of the
subject property. This list should be compiled from the current tax rolls located in the Property Appraiser’s
Office. Also, please provide the listing of the names, subdivision name, lot and block # and the RE #’s for
each address and note those that are adjoining the property. Adjoining lots are not disrupted by a canal or
street. When a condominium is adjoining the property within the three hundred (300) feet, each unit owner
must be included.

All Applications require sixfeen (16) copies of all biueprints.

LETTERS OF COORDINATION MAY BE REQUIRED FOR YOUR PROJECT. The applicant must
check with the Planning Department to identify other agencies expected to review the project. If the
supporting data such as blueprints or surveys are larger than 8 1/2 x 14 inches, the applicant shall submit
sixteen (16) copies of each.
These may include:

Florida Keys Agueduct Authority (FKAA}

Florida Department of Health and Rehabilitative Services (HRS)
Florida Keys Electric Cooperative (FKEC) / City Electric System (CES)

Monsoe County Fire Marshall

South Florida Water Management District (SFWMD}
Florida Department of Environmentai Protection (FDEF)
Florida Department of State, Division of Historic Resources
Florida Game and Freshwater Fish Commission (FGFFC)
U.S. Army Corps of Engineers (ACOE)

11.S. Fish and Wildlife Service (USFW)

Menroe County Recycling Department

Florida Department of Transportaticn (FDOT)
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DESCRIPTION

All that part of Lots 5, 12 ond 13, in Section 6, Township 61
South, Range 40 East, which is -Wast of a line beginning at ¢
point on the center of the South boundory of Lot 13, ond
extending stroight through the center of Lots 13 end 12,

ond through Lot 5 to the Southeost side of the Monroe
County Road; all of said land being on the South side of tha
Florida Eost Coost Roifroad Right of Way, according to the
Piat thereof, recorthed in Pilat Book ' ot Poge 68 of the.
public records of Monroe County, Florida.



Project Overview

This is an affordable housing project proposed for property known as Florida Keys RV
Resort located at 106003 Overseas Highway, Key Largo, Florida.

The project will have affordable housing and market rate housing components planned
for two phases. Recreational vehicle (RV) sites will remain on the property as part of
Phase | until construction of Phase !l is begun. Phase | will contain 13 market rate
homes, 47 affordable homes and 30 RV sites, with existing manmade lake, beach area,
pool and clubhouse and proposed additional pool, tiki hut and sewer treatment plant.
Phase I will replace the 30 RV sites, pool, and clubhouse with 16 affordable housing
units. After completion of Phase 1l, the project will contain 13 market rate homes, 63
affordable housing units, pool, tiki hut, beach area and sewer treatment plant. Please
refer to the Site Plan, Appendix F hereto. Once constructed, the project will be
submitted to the condominium form of ownership. The owner will retain ownership of the

affordable homes and will, for a 99 year period of time, lease the affordable homes to
individuals.

The Florida Keys RV Resort has 126 recreational vehicle spaces eligible as
Transferable ROGO Exemptions (TREs) that, pursuant to Resolution No. P-55-03
(attached as part of Appendix A hereto), were permitted to be transferred off-site to
property, leaving 13 mobile home units at the site. Northstar Resort in Key Largo will
receive 77 of the TREs. The Florida Keys RV Resort site is permitted to receive 47 TRE
units from the Northstar Resort site pursuant to Minor Conditional Use Development
Orders #4-04 and #5-04. The TREs have been purchased and authorized by Monroe
County. Please refer to the Resolutions attached as part of Appendix A hereto. The
transfer of 126 TREs from Florida Keys RV Resort off site, with 77 of the TREs to
Northstar Resort, and the transfer of 47 TREs from Northstar Resort to the Florida Keys
RV Resort will occur simultaneously.

This application is an Amendment to a Major Conditional Use to develop affordable
housing as permitted by Code Section 9.5-235(c)(10). Further, this application is being
made as a Major Conditional Use pursuant to Minor Conditional Use Order #5-04 to
implement the development of the site as Phase | with 47 TREs as affordable homes
and the existing 13 mobile home units as market rate homes, with 30 RV sites
reconfigured on the portion of Phase | to be developed as Phase Il. Sixteen (16) ROGO
units will be applied for the 16 affordable homes to be constructed on Phase Il.

This application is also a Map Amendment Rezoning application to change the current
Suburban Commercial (SC), Native (NA) and Suburban Residential (SR) zoning to the
Mixed Use (MU) zoning district, with application form and appendices relating thereto
attached.

Lastly, this is an application for a variance to a 20 foot district buffer at the south end of
the property to allow asphalt paving and part of a market rate home in the buffer and a
variance to the 20 foot shoreline setback to allow a portion of the pool that serves the

Affordable Housing - Amendment to Major Conditional Use
The Crnig Compary
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units on the property to be within 10 feet of the shoreline of the lake.
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Application History

This project does not have a history of applications and permitting with Monroe County
other than applications for building permits for existing improvements on the site.

Affordable Housing - Amendment to Major Conditional Use
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Approvals Required & Received

The development orders received by owner are included in Appendix A. Several ietters
of understanding were issued for the Northstar Resort project and are included herein
due to their relevance to this affordable housing project and the transfer of ROGO
exemptions. The first was issued on March 6, 2001, with a subsequent letter being
issued on January 25, 2002. Subsequently, letters clarifying the pre-application
conference findings were issued March 18, 2002 and September 20, 2002. Copies of
these letters are to be found in the Appendix H to this application.

Planning Commission Resolution P47-03 provided the approval for the development of
Northstar Resort. Resolution No. P55-03 permitted the transfer of 126 TRE's in the form
of RV spaces from the Florida Keys RV Resort to the Northstar Resort. The owner has
obtained approval for the transfer of 47 TRE’s from Northstar Resort to the Fiorida Keys
RV Park to provide the associated affordable housing for Northstar Resort and to
provide for 47 affordable housing units at the affordable housing site (former Florida
Keys RV Resort) which is the subject of this application. Please refer to Appendix A
hereto for Development Orders and Resolutions relating to this project.

The next approvals required will be the Amendment to the Major Conditional Use, Map
Amendment (Rezoning) and variance to the 20 foot rear setback for the property issued
by the Planning Commission based upon the information contained within this
application. Following approval by the Planning Commission, the applicant will apply for
building permits for the infrastructure of the site to construct units and improvements.

Once Phase | is complete, the owner will apply for 16 ROGO units in order to construct
the 16 affordable homes in Phase ii.

The South Florida Water Management District and Department of Environmental
Protection, in their letters of coordination attached as part of Appendix E may require
an Environmental Resource Permit and have asked that a Joint Application for
Environmental Resource Permit be filed.

The affordable homes on the property will be submitted to the condominium form of
ownership. The form of condominium documents will need to be approved by the State
of Florida and Monroe County. In addition, once the project is complete, approval to
subdivide the 13 market rate homes from the affordable homes and create a separate
project or condominium may be necessary.
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Site Photos

Lake
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Site Photos

Rear of 'Property
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Site Photos

Back of PropertyIDebrié Collection
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Request & Background Information

REQUEST:
1. Applicant:
The applicant is Northstar Resort Enterprises Corp. Donald L. Craig, AICP, and
Barbara Mitchell of The Craig Company are the agents representing Northstar
Resort Enterprises Corp.

2. Proposed Use & Size:

Northstar Resort Enterprises Corp. proposes, within a 2 to 5 year period, to
redevelop the once 126 unit Florida Keys RV Resort as a mixed income housing
project consisting of 13 market rate homes, 63 affordable housing units, a swimming
pool, beach area with Tiki and sewer treatment plant. The site consists of 445,938.4
square feet or approximately 10.24 acres of upland area. The approximately 1.443
acre lake on the site will be maintained. There is an existing swimming pool and
clubhouse in the Phase | stage of the project which will be maintained until the
construction of Phase II, at which time, along with 30 RV sites, will be replaced with
13 affordable homes. lLandscaping will be provided as indicated on the Landscape
Plan, a part of Appendix F hereto.

3. Location:

The property is located in Section 6, Township 61 South, Range 40 East, on the
south side of the Florida East Coast Railroad Right of Way in Key Largo, Monroe
County, Florida. The property is located at approximately mile marker 106. The RE
number for the property is 00083970-000000.

4. Plans Provided:

« Field survey prepared by Hal Thomas, Professional Land Surveying, dated 5-25-

00

+ Site Plan, dated 03/02/06, and Floor Plans, dated 01/09/06 by Robert Barnes &
Associates

« Landscape Plan, Sheet L-2, by Brown & Crebbin Design Studio, Inc., dated
03/14/06

+ Drainage Plan, Sheets C-1 and C-2, by Allen E. Perez, Perez Engineering &
Development, Inc., dated 3/3/06
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BACKGROUND INFORMATION:

1. Land Use District:

The property is currently zoned as Suburban Commercial (SC), Native Area (NA)
and Suburban Commercial (SC). The owner is applying for an amendment to
zoning district to change the SC, NA and SC zoning for the property to Mixed Use.
Refer to the Map Amendment Application for Zoning Map preceding this narrative.

2. Future Land Use Map Designation:

Mixed Use Commercial (M/C)

3. Size of Site:

The upland area of the site is 445,938.4 square feet or approximately 10.24 acres.
The portion of the lake on the site is approximately 1.443 acres.

1. Existing Vegetation:

The entire site is generally disturbed but contains mature native trees, including
mahogany and mastic trees. Sparce vegetation exists along the man-made lake.
The significant sized trees on the site will be protected to the maximum extent
possible and integrated into the Landscaping Plan included in Appendix F. Please

refer to the Vegetation Survey attached as Appendix | hereto and the Letter of
Understanding dated January 5, 2004,

2. Community Character of the Immediate Vicinity:

The community character of the immediate area can best be described as mixed,
with wetlands to the east, south and southwest of the site. An electric substation is
near the northwest part of the site. A mobile home park is located across US 1 from

the site to the northwest and beyond is commercial development, which conitinues
northeast along US Highway 1.
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Consistency Statements

Standards Applicable to All Conditional Uses:

The proposed affordable housing project is required to be consistent with all applicable
portions of the Land Development Regulations and the Comprehensive Plan. These
regulations require ali major conditional uses to be consistent with Section 9.5-65. The
following narrative and references to attached plans and documents indicate how the
proposed redevelopment meets these requirements.

Section 9.5-65(a
"The conditional use is consistent with the purposes, goals, objectives and
standards of the plan and this chapter.”

1. Compliance with Chapter 9.5, Monroe County Land Development Regulations:

a. Purpose of the Mixed Use (MU} Land Use District, Sections 9.5-201 and
219

Section 9.5-201 of the Monroe Counly Code states that "All development within
each land use district shall be consistent with the purposes stated for that land
use district."

Section 9.5-219 states that the purpose of the Mixed Use land use district is
“...to establish or conserve areas of mixed uses, inciuding commercial fishing,
resorts, residential, institutional, and commercial uses, and preserve these as
areas representative of the character, economy and cultural history of the Florida
Keys.”

b. Permitted Uses, Section 8.5-248(a)(1) and (c)(13)
Detached residential dwellings are permitted as of right in the Mixed Use district.

Attached and unattached residential dwellings involving more than eighteen (18)
units, designated as employee housing as provided for in Section 9.5-266.

Applicant's Response: This application proposes the redevelopment of the
Florida Keys RV Resort with an affordable housing project ultimately consisting
of 13 market rate homes, 63 affordable housing units, pool, tiki hut, beach area
and sewer treatment plant. The redevelopment will serve the needs the Mixed
Use area by providing affordable housing for workers and families in the area.
The 13 market rate homes are permitted as of right and the 63 detached
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affordablefemployee homes are permitted as a major conditional use. The project
is consistent with Sections 9.5-201, 219, and 248(A)(1) and (c)(13).

c. Affordable and Employee Housing; administration, Section 9.5-266(c)

(c) Linkage of projects. Two (2) or more development projects which are required
to provide affordable housing may be linked to allow the affordable housing
requirement of one development project to be built at the site of another project,
as long as the affordable housing requirement of the latter development is
fulfilled as well. The project containing the affordable units must be built either
pefore or simultaneously with the project without, or with fewer than, the required
affordable units.

Applicant's Response: This affordable housing development is linked to the
development known as Northstar Resort in order to provide affordable housing
units from Northstar Resort to be located at the affordable housing site. Pursuant
to Resolution P47-03 (refer to Appendix A hereto), the original resolution
approving the Northstar Resort development, since Northstar Resort had
proposed to utilize maximum net density for its site, the affordable housing
requirement could not be met at the site. Therefore, the Planning Commission
concluded that not iess than 10 nor more than 20 newly constructed affordabie
employee housing units would be constructed off-site. The off-site location is the
Florida Keys RV Resort, the affordable housing project which is the subject of
this application. The affordable housing project and Northstar Resort are both
located in Monroe County and will be constructed simultaneously. The proposed
development is consistent provisions of Section 8.5-266(c).

Densitv/intensity, Section 9.5-262; Section 9.5- 266{(a}(1)a

Section 9.5-262 for the Mixed Use district the allocated density for dwelling units
per acre is 1.0; maximum net density is 12 dwelling units per acre of buildable
area; and open space ratio is 20%. For the Mixed Use District the allocated
density for affordable housing is 1.0 dwelling units per acre; maximum net
density is 18 dwelling units per acre of buildable area; and the open space ratio
is 20%.

Section 9.5-266(a)(1)a

Notwithstanding the density limitations in section 9.5-262, the owner of a parcel
of land shall be entitled to:

(a) Develop affordable and employee housing as defined in section 9. 5-4(A-5)...
on parcels of land classified as Mixed Use (MU) at an intensity up fo a maximum
net residential density of eighteen (18) dwelling units per acre.

Applicant's Response: The following chart summarizes the density for the entire
project application for affordable housing, market rate housing and open space
for the parcel upon completion of Phase ll. The 30 RV spaces located on Phase

Affordable Housing - Amendment to Major Conditional Use
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| are from the existing 126 RV spaces at the site, which will be transferred offsite,
and have been reconfigured in Phase | to the portion of the property that will
become Phase Il. Thirteen (13) market rate homes are existing by virtue of 13
mobile home credits currently on the property and are permitted to remain on the
parcel. The chart calculates the market rate density consistent with Section 9.5-
266 which allows up to 20% of a mixed market rate and affordable project to be
constructed at the same density (max net) as the affordable component.
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e. Open Space and Environmental Criteria, Section 9.5-262

The open space requirement Mixed Use land district is 0.2.

Applicant's Response: The environmental open space provided for the site upon
completion of both phases is 266,157.7 square feet. This is an open space ratio
of .596 which exceeds the 0.2 requirement of this section. As previously decided
by County Staff, no environmental designation survey is required. The site is not
on the County’s Special Protection Area Maps. The proposed development is
consistent with Section 9.5-262.

f. Minimum Yards and Shoreline Setback, Section 9.5-281 and Section 9.5-

348(b){1) and (c)

The minimum yard requirements for detached residential in the Mixed Use district
are as follows: a front yard setback of 25 feet; a rear yard setback of 20 feet; and
side yard setbacks such that one side yard must be 10 feet and the combined
fotal of both side yards is 15 feel. Principal structures shall be set back twenty
(20) feet from lawfully altered shorelines. Accessory structures within the
shoreline setback shall be constructed at a foundation height not to exceed
eighteen (18} inches above existing grade and in no event shall the total,
combined area of all structures occupy more than 60% of the upland area of the
shoreline setback. Pools shall be set back a minimum of ten (10) feet, as
measured from the mean high water line.

Applicant's Response: The proposed site meets the minimum yard requirements
as shown on the attached site plan, except asphalt paving at the southern end of
the site and the home located on lot 1 which are located within the 20 foot rear
yard setback as shown on the site plan. The home on lot 1 is set back 20 feet
from the lake shoreline and 10 feet from the rear boundary of the property. The
applicant requests that the Planning Commission grant a waiver and allow the
asphalt paving and market rate home located on Lot 1 to be constructed within
the rear yard setback area. Further, a portion of the pool in the southwest of the
site is located within 10 feet of the shoreline. The applicant requests that the
Planning Commission grant a waiver and allow the portion of the pool to remain
within 10 feet of the shoreline. In all other respects, the accessory uses within the
shoreline setback will conform to requirements. With the exception of the
aforementioned, the proposed development is consistent with Sections 9.5-281
and 9.5-349(b)(1) and (c).
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g. Height, Section 9.5-283

No structure or building shall be developed that exceeds a maximum height of
thirty-five (35) feet.

Applicant's Response: The maximum height for the two-story affordable homes is
35'-0" from the existing grade elevation of the site. The market rates homes will
be individually designed, with a maximum height of 35 feet. The project is
consistent with Section 9.5-283.

h. Scenic Corridors and Bufferyards, Section 9.5-375-381 (Street Trees 9.5-

366)

Section 9.5-376(b). All other development of land, which fronts on U.S. 1, 905 or
904, shall provide a major street buffer in accordance with section 9.5-378.
Pursuant to Section 9.5-378 the following bufferyards are required. This project
will require a Class B buffer yard the entire length of its Highway One frontage.

Applicant's Response: A major street Class B buffer is required for MU district
property located along US 1. As shown on the Site Plan, a 25 foot Class C buffer
yard the entire length of the highway frontage will be provided, which exceeds
the requirement. The abutting land use district to the west of the MU proposed
site is SC and no district boundary is required. However, there is a portion of the
property on the southwest that is bounded by the NA district that requires a Class
B buffer. A 5 foot Class B buffer has been provided. To the south, the adjacent
land is NA which requires a Class B buffer and a 5 foot Class B buffer is
provided. To the east a Class D buffer yard is required for the portion of the site
adjacent to the SR district and a Class B buffer yard is required for the portion of
the site adjacent to the NA district. A 20 foot Class D buffer has been provided
along the eastern side of the property which meets and exceeds the
requirements of this section. The project is consistent with the requirements of
these sections. Please see the landscape plan attached as part of Appendix F fo
this application.

i. Parking and | oading Standards, Section 9.5-351-354

The parking requirements for the site are 2 parking spaces for a single-family
dwelling unit and 1 parking space per RV pad.

Applicants response: Each affordable home and each market rate home is
located on a lot which will contain 2 parking spaces. A model affordable home

floor plan provides for 2 parking spaces in a garage. The RV lots contain one
parking space per lot.
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j- Parking Lot Landscaping, Section 9.5-361-362

All off-street parking areas containing more than six (6} spaces shall be
landscaped in accordance with the standards set out in section 9.5-362.

Applicant's Response: This section is not applicable, as the parking spaces are
configured for 2 parking spaces per lot or one space per RV lot.

k. Surface Water Management, Section 9.5-293

Applicant's Response: A Storm Water Management Plan has been provided.
The plan has been designed by a registered Florida engineer and is consistent
with Section 9.5-293. All surface water will be managed on site as shown in the
attached drainage plan, which is consistent with Section 9.5-293.

[. Wastewater Treatment Criteria, Section 9.5-284

Applicant's Response: There is an existing sewage treatment plant to serve the
project located in the southwestern corner of the site.

m. Flood Plain Management Criteria, Section 9.5-317

New construction or substantial improvement of any residential structure shall
have the lowest floor for zones A1-30, AE and AH or bottom of the lowest
supporting member for zones V1-30, VE or V elevated at or above the base floor
elevation level.

Applicant's Response: The property is in the AE flood zone. The lowest floor of
the residential structures at the project shall be at or above the base flood
elevation level and consistent with Section 9.5-317.

n. Environmental Performance Standards, Section 9.5-335

Applicant's Response: The County biologist has determined that the site is
disturbed with some scattered native trees and that there is no hammock located
on the property. Please refer to the Letter of Understanding from the County
dated January 5, 2004 which is part of Appendix H hereto. A Vegetation Survey
has been performed for the property and is attached as Appendix | hereto.
Mature native trees will be incorporated into the landscape plan for the project
and used where located or transplanted if possible. The requirements for this
section requiring a habitat analysis do not apply. The proposed development is
consistent with Section ©.5-335.
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o. Transplantation Plan, Section 9.5-344

Applicant's Response: Not applicable.

p. Energy and Conservation Standards. Section 9.5-326

Applicant's Response: The proposed development provides for energy
conservation in the following ways: (1) provision of bicycle racks, (2) installation
of native plants that reduce requirements for water and maintenance, and (3)
provision for structural shading using roof overhangs. The proposed
development is consistent with Section 9.5-326.

g. OQutdoor Lighting, Section 9.5-391-393

All outdoor lighting shall be designed, located and mounted at heights no greater
than: (a) eighteen feet above grade for non-cufoff lights and (b) thirty-five feet
above grade for cutoff lights. All outdoor lighting shall be designed and located
such that the maximum illumination measured in footcandles at the property line
shall not exceed 0.3 footcandle for non-cutoff lights and 1.5 footcandles for cutoff
lights.

Applicant's Response: All site lighting will be designed so as not to exceed the
requirements of this section.

r. Access Standards, Section 9.5-421

No structure or land shall be developed, used or occupied unless direct access to
US 1 or County Road 905 is by way of a curb cut that is spaced at least four
hundred (400) feet from any other curb cut that meets the access standards of
the Florida Department of Transportation or an existing street on the same side
of US 1 or County Road 905.

Applicant's Response: Access to the site will be by the existing access point to
US 1 at the northern end of the site.

s. Traffic Study. Section 9.5-426

Any development generating more than 500 trips per day shall submit a report
from a licensed traffic engineer indicated that the configuration of the access to
US 1 or County Road 905 will maintain a safe traffic flow, or provide a design for
a new configuration to be constructed by the developer. In addition, the
development shall conduct a sturdy of traffic flows within one (1) mile of their
access to US 1 or County Road 905. The study shall make recommendations
regarding improvements required to maintain an annual average level of service
D within six (6) miles.
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Applicant's Response: A Traffic Report has been completed by Transportation
Analysis Professionals attached as Appendix G hereto.

t. Clear Site Trianales, Section 9.5-427

All entrance drives and street intersections shall provide clear site friangles in
both directions as indicated in this section.

Applicant's Response: Clear site triangles are shown on the attached site plan,
which are consistent with Section 9.5-427.

u. Handicap Accessibility, Chapter 533, F.S.

Applicant's Response: Not applicable.

2. Consistency with Goals, Objectives and Policies of the Year 2010
Comprehensive Plan:
The proposed development is consistent with the goals, objectives and policies set
forth in Chapter 3 of the Comprehensive Plan. The following objectives and policies
apply to the proposed development.

3.1 Future Land Use

Obijective 101.4

Monroe County shall regulate future development to maintain the character of the
community and to protect the natural resources by providing for the compatible
distribution of land uses consistent with the designations shown on the Future
Land Use Map.

Applicant's Response: The proposed redevelopment is consistent with the
Comprehensive Plan as it is in keeping with community character of the area.
The new housing proposed will expand the type of housing available and
providing for a broadened mixed-use residential community.

Policy 101.4.5

The principal purpose of the Mixed Use/Commercial land use category is to
provide for the establishment of commercial zoning districts where various types
of commercial retail and office may be permitted at intensities which are
consistent with the community character and the natural environment. Employee
housing and commercial apartments are also permitted.

Applicant's Response: The proposed redevelopment is consistent with the
Comprehensive Plan because it meets with the character of the surrounding area
and is consistent with the purpose of the mixed use zoning district to permit
affordable/employee housing.
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Obiective 101.9

Monroe County shall provide for drainage and stormwater management so as to
protect real and personal property and to protect and improve water quality.

Applicant's Response: The proposed redevelopment is consistent with the
Comprehensive Plan as shown on the attached drainage plan.

Obiective 101.11

Monroe County shall implement measures to direct future growth away from
environmentally sensitive land and towards established development areas
served by existing public facilities.

Applicant’'s Response: The proposed redevelopment is consistent with the
Comprehensive Plan because it will utilize a site that is already developed, is
served by existing public facilities, and is in a developed area.

Goal 102

Monroe County shall direct future growth to lands which are intrinsically most

suitable for development and shall encourage conservation and protection of
environmentally sensitive lands.

Applicant’s Response: The proposed redevelopment is consistent with the
Comprehensive Plan because it utilizes property that is not environmentaily
sensitive, which is already disturbed and developed, and is most suitable for

redevelopment.
3.3 Traffic Circulation
Goal 301

To provide a safe, convenient, efficient, and environmentally-compatible
motorized and non-motorized transportation system for the movement of people
and goods in Monroe County.

Applicant’'s Response: Access to the site will be via U.S. Highway 1, which is a
major street corridor providing direct vehicular access and that will link the
residents to the existing public transit system.

3.6 Housing
Goal 701

Monroe County shall adopt programs and policies to facilitate access by all
current and future residents to adequate and affordable housing that is safe,
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decent, and structurally sound, and that meets the needs of the population based
upon type, tenure characteristics, unit size and individual preferences.

Applicant's Response: The proposed development contains affordable and
market rate housing. There are 63 units of affordable housing at moderate
income levels and there will be 13 units for market rate families. This project will
provide needed affordable housing with a mixture of unit sizes that meets the
needs of individuals and families in Monroe County.

3.7 Potable Water

Goal 701

Monroe County shall support FKAA in the fulfillment of their statutory obligation
and authority to provide for a safe, high quality and adequate supply, treatment,
distribution, and conservation of potable water to meet the needs of present and
future residents.

Applicant's Response: The Florida Keys Aqueduct Authority's existing
consumptive use permit authorizes the withdrawal of sufficient quantities to meet
the demand anticipated for 2006.

3.8 Solid Waste
Goal 801

Monroe County shall provide for the adequate collection, disposal and resource
recovery of solid waste in an environmentally sound and economically feasible
manner to meet the needs of present and future County residents.

Applicant's Response: The existing solid waste haul-out contract provides the
county with approximately seven years of guaranteed capacity.

3.9 Sanitary Sewer
Goal 901

Monroe County shall provide for the adequate, economically sound collection,
treatment, and disposal of sewage which meets the needs of the present and
future residents while ensuring the protection of public health, and the
maintenance and protection of ground, nearshore, and offshore water quality.

Applicant's Response: Wastewater will be treated via the sewage treatment
facility located on the property.

3.10 Drainage
Goal 1001
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Monroe County shall provide a stormwater management system which protects

real and personal properties, and which promotes and protects ground and
nearshore water quality.

Applicant’'s Response: The proposed development will provide a stormwater
management system as shown on the attached drainage plan.

Section 9.5-65 (b)

The conditional use is consistent with the community character of the immediate vicinity
of the parcel proposed for development.

Applicant's Response: The community character of the immediate area can best be
described as mixed, with wetlands to the east, south and southwest of the site. An
electric substation is near the northwest part of the site. A mobile home park is located
across US 1 from the site to the northwest and beyond is commercial development,

which continues northeast along US Highway 1. The proposed redevelopment is
consistent with the community character of the area.

Section 9.5-65 (¢
The design of the proposed development minimizes adverse effects, including visual
impacts, or the proposed use on adjacent properties.

Applicant’s Response: Currently the site is generally disturbed with RV lots. The
redevelopment of the site with detached affordable and market rate homes, the planting
of landscaping, and new lighting will improve the overall appearance of the site.

Section 9.5-65 (d}
The proposed use will have an adverse effect on the value of the surrounding
properties.

Response: The proposed redevelopment will have a positive effect on the value of
surrounding properties. The redevelopment of the site with detached affordable and
market rate homes, the planting of s landscaping, and new lighting will improve the
overall appearance of the site.

Section 9.5-65 (e}

The adequacy of public facilities and services, including but not limited to roadways,
park facilities, police and fire protection, hospital and Medicare services, disaster
preparedness program, drainage systems, refuse disposal, water and sewers, judged
according to standards from and specifically modified by the public facilities capital
improvements adopted in the annual report required by this chapter.

Applicant’s Response: According to the attached traffic study (Appendix E), the
proposed development will actually reduce the current level of service.
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Section 9.5-65 (f)

The applicant for conditional use approval has the financial and technical capacity to
complete the development as proposed and has made adequate legal provision to
guarantee the provision and development of any open space and other improvements
associated with the proposed development.

Applicant’'s Response: Northstar Resort Enterprises Corp. has the financial and
technical capacity to complete the development as proposed.

Section 9.5-65
The development will adversely affect a known archaeological, historical or cultural
resource.

Applicant’s Response: There are no known archaeological, historical or cultural
resources on this site.

Section 9.5-65 (h)

Public access to public beaches and other waterfront areas is preserved as part of the
proposed development.

Applicant’'s Response: The redevelopment will not affect public access to any beaches
or waterfront areas.

Section 9.5-65 (i)

The proposed use complies with all additional standards imposed on it by the particular
provision of this chapter authorizing such use and by all other applicable requirements
of the Monroe County Code.

Applicant's Response: The proposed redevelopment of the site complies with all
standards per the Monroe County Code.
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Construction Management & Phasing
Plan

Licensed Monroe County contractors will conduct all work, with direct supervision and
project management by Northstar Resort Enterprises Corp. Local contractors will be

used, whenever possible, as to limit the amount of additional traffic and to support the
local economy.

Phasing Schedule
The construction of the project will proceed as follows:
1. The site will be cleared of any vegetation, with the exception of native trees and
other significant trees to be left in place to augment landscaping.
Temporary erosion control devices will be put in place on site.
Temporary signage will be placed on site for the public safety and notification.
Construction debris containers will be located on site.
Recycling containers will be located on site.
The construction of the buildings will be completed in 2 phases.
Complete drainage and landscape.

NP oA WwN

Waste Generation

(I} Construction Disposal and Recycling Plan

Construction and Clearing Debris

The project involves some demolition of existing buildings. Any trees or shrubs to be
transplanted will be added to landscape areas on site. All other clearing debris will be

mulched on site. All construction debris will be removed via commercial dumpsters
rented from a local company to be named later.

Recycling of Clearing and Construction Debris

Clearing debris will be mulched on site. Any construction debris may be removed from
the site and stored for other jobs by the contractor.

Method and location of disposal
See section Il Disposal below.

() Recycling Plan
a. Source Separation
All recyclable containers, glass, aluminum and cardboard will be separated either
within the building or at the outdoor recycling area. From there the materials will
be removed to local recycling containers provided by the locally contracted
company serving Key Largo.
b. Site Plan Location. Please see attached site plan.
¢. Quantities. Please see table below. In summary, the total annual recyclable

waste created is 42,432 Ibs. The total annual yard waste is estimated at
3,500 Ibs.

Affordable Housing - Amendment to Major Conditional Use
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(ill) Disposal Plan

a. Quantities. Please see Recycling Plan below.
b. At present, there is not a capacity problem at the Upper Keys Disposal Site, as all
waste in the County is incinerated and the ashes are removed from the County to a

remote location on the mainland.

Recycling Plan
Waste Generation

According to Monroe County Recycling Assistant Director Mike Lawn, a 20 unit multi-
family housing development will generate two-yard dumpsters twice a week. A
dumpster holds 142 Ibs. per cubic yard. A 20-unit development generates 568 lbs. of
waste per week. Therefore, this 76-unit development will generate 2,158 Ibs. of waste

per week, and a total of 112,216 Ibs. per year.

Use Size

Units 76
Quantity By Composition
item Percentage
Paper 35%
Cardboard 10%
Plastic 8%
Metals 1%

Other 16%

Yard Waste

Estimated @ 3,500 Ibs per year

Recyclables

755 Ibs 39,260 lbs
216 lbs 11,232 Ibs
173 Ibs 8,996 lbs

22 Ibs 1,144 Ibs
345 Ibs 17,940 Ibs

Assume that 70% of all paper, cardboard, plastic and metals can be recycled. The

total recyclables expected are: weekly 816 Ibs and annually 42,432 Ibs.

Affordable Housing - Amendment to Major Conditional Use
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Recycling Plan Assumptions

Density Conversion Figures

Use these approximate conversion figures to convert weight to volume:

News 500 Ibs/cu.yd. Mixed Glass & Cans 330 bsfcu.yd.

Glass 600 Ibs/cu.yd. (2.1 Ratio)

Steel Cans 160 Ibs/cu.yd. OCC Uncompacted 250 Ibs/cu.yd,

Aluminum Cans 80 bs/cuyd. QCC Compacted 400-600 Ibs/cu.yd.

Pet Bottles 30 Ibsfcuyd.  White Ledger Flat 300-450 Ibs/cu.yd.

HDPK Bottles 25Ibs/icuyd.  Crumpled Ledger 110-200 lbs/cu.yd.
Weekly Waste Generation By Occupied Square Foot

Waste Product in Pounds Per

Generator Segment Occupied Sq.Ft. Per Week Per Year

Office 0.05 26

Industrial 0.086 3.12

Transportation, Communication

& Utilities 0.10 52

Retall 0.22 11.44

Wholesale/Warehouse &

Distribution (WWA) 0.06 312

Public & Institutional (Public) 0.04 208

Commercial Waste Quantity and Composition

Generator Paper
Office 65%
industrial 35%
Transport, Communication

& Utilities 20%
Retail 35%

WholesaleMarehouse &
Distribution (WWA) 25%
Public 45%

Cardboard Plastic Metals Others
15% 6% 2% 12%
20% 25% 6% 14%
15% 15% 5% 45%
40% 8% 1% 16%
32% 25% 7% 1%
10% 5% 6% 34%

*Source: Tables from Westchester County's Solid Waste Management Plan, August 1889

Affordable Housing - Amendment to Major Conditional Use
Tée Conig Compary

Page 27 of 28



Environmental Designation Survey
Requirements

An environmental designation survey was not required with the Northstar Resort original
redevelopment application. The Director of Planning determined that due to the fact that
all parcels were previously disturbed and contained no significant environmental
resources, an environmental designation survey was neither needed for the Northstar
Resort parcel nor for the Florida Keys RV Resort parcel as well. This position was
further upheld by the administrative hearing results and Judge Garcia’s ruling, which is
attached as Appendix J hereto.
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RESOLUTION P47-03

A RESOLUTION BY THE MONROE COUNTY PLANNING
COMMISSION APPROVING A MAJOR CONDITIONAL USE
REQUESTED BY  NORTHSTAR RESORT ENTERPRISES
CORPORATION FOR THE CONSTRUCTION OF A RESORT HOTEL
WITH EIGHTY-NINE (89) UNITS, 8,158 SQUARE FEET OF
'COMMERCIAL USE AND OTHER AMENITIES ON PROPERTY
DESCRIBED AS SECTION 32, TOWNSHIP 61 SOUTH, RANGE 39 EAST
IN LEITNER’S SUBDIVISION AND EL DORADO HEIGHTS
SUBDIVISION, KEY LARGO, MONROE COUNTY, FLORIDA WITH
THE REAL ESTATE NUMBERS 00087940.000100, 00087970.000100,
00088020.000000, 06088030.000000, AND 00088040.000000

WHEREAS, Northstar Resort Enterprises Corporation is the owner of real
property described as Section 32, Township 61 South, Range 39 East in Leitner’s
Subdivision and El Dorado Subdivision, Key Largo, Monroe County, Florida with the

Real Estate numbers 00087940.000000, 00087970.000100, 00088020.000000,
00088030.000000, and 00088040.000000; and

WHEREAS, the above described property is located in the Suburban
Commercial (SC) land use (zoning) district; and

WHEREAS, the Planning Commission of Monroe County, Florida, in
accordance with the provisions of Sections 9.5-24 and 9.5-69 of the Monroe County Land
Development Regulations, met at a regular scheduled meeting on June 25, 2003 to review
the request of Northstar Resort Enterprises Corporation for approval of a Major

Conditional Use for the construction of an eighty-nine (89) unit hotel with 8,158 square
feet of commercial use and other amenities; and

WHEREAS, the Planning Commission reviewed the following information
relevant to the request for a Major Conditional Use:

& The application for a Major Conditional Use dated 11/20/02; and

» Field survey prepared by Barrow Survey and Mapping, drawing #22557h-3,
updated 9/21/01; and

» Site plan, Sheet A-1, signed and sealed by Robert Barnes & Associates, dated
4/02/02; and

* Landscape plan, Sheet L-2, by Brown and Crebbin Design Studio, Inc., dated
5/17/02; and

s Staff Report dated May 9, 2003; and

Drainage plan, Sheet C-1, by Allen Perez, Perez Engineering and Development,
Inc., dated 10/23/02; and

Level III Traffic Study prepared by Transport Analysis Professionals, dated
6/19/02; and
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The following letters of coordination:

Department of Environmental Protection, dated 12/02/02
Department of Environmental Protection, dated 1/09/01
Department of Community Affairs, dated 12/28/00

South Florida Water Management District, dated 12/16/02
Florida Department of Health, dated 11/27/02

Monroe County Solid Waste Management, dated 11/26/02
Florida Keys Electric Cooperative, dated 12/03/02

Florida Keys Aqueduct Authority, dated 12/03/02

Sworn testimony of staff

Comments of John Wolfe, Planning Commission Counsel; and
Sworn testimony by members of the public

WHEREAS, the Planning Commission adopted the following findings of fact and

conclusions of Jaw:-

L

Based on the materials submitted, to develop an eighty-nine-unit hotel with 8,158
square feet of commercial use the applicant will need to document the existence
of the twelve-unit motel formerly on-site via 2 valid Florida license. If
documented, then seventy-seven (77) Transferable ROGO Exemptions (TRE) will
be required to achieve the total of eighty-nine units. In lieu of said documentation
89 TRE will be required. Additionally fifteen (15) Transferable Development
Rights (TDR) will be required to qualify the proposed development to use the
maximum net density for the site per Section 9.5-4(D-4) of the Monroe County
Land Development Regulations. Therefore, we conclude the appropriate
licensing documentation in combination with 77 TRE and 15 TDR must be

obtained or a total of 89 TRE in combination with 15 TDR must be obtained prior
to the issuance of a building permit.

Based on the materials submitted for review the project will require an
Environmental Resources Permit from the South Florida Water Management

‘District (SFWMD). Therefore, we conclude that said permit must be obtained
prior to the issuance of a building permit.

- Based on the plans submitted a surface water management/conceptual drainage

plan is represented on Sheet C-1. Therefore, we conclude that the County

Engineer must review and approve the surface water management/conceptual
drainage plan prior to the issvance of a building permit. :

Based on the material submitted, Florida Department of Transportation (FDOT)
permits will be required for any reconfiguration of existing access ways as well
as any other appropriate permits identified through the FDOT pre-application
process. Therefore, we conclude that the applicant must receive approval from
FDOT via a letter of intent prior to the issuance of a building permit.
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10.

il

Based on the plans submitted and the comments of the Monroe County Traffic
Consultant, the right turn lane (deceleration lane) does not meet FDOT design
standards. Therefore, we conclude that the right turn lane must meet the FDOT
design standards and be approved by the County Traffic Consultant.

Based on the material submitted the proposed development must coordinate with
the Florida Department of Health if wastewater flows are less than or equal to
10,000 gallons per day or with the Florida Department of Environmental
Protection if wastewater flows exceed 10,000 gallons per day. Therefore, we
conclude that a complete plan review to determine compliance with the provisions
of Chapter 64E-6 of the Florida Administrative Code, and Chapter 381 of the

Florida Statutes by the appropriate agency is required prior to the issuance of a
building permit.

Based on the plans submitted a transplantation plan has not yet been submitted for

- review. Therefore, we conclude that a transplantation plan must be reviewed and

approved by the County Biologist prior to the issuance of a building permit.

Based on the plans submitted the proposed development will include renovation
of the existing docking facilities, however no expansion of the docking facility is
allowed. Therefore, we conclude that all aspects of the proposed development
that are proposed in jurisdictional wetlands or submerged lands will be subject to

review and approval by both the U.S. Army Corps of Engineers and the Florida
Department of Environmental Protection.

Based on the material submitted all amenities associated with the Northstar hotel
are for patron use only including the restaurant, docking facilities, boat ramp,
swimming pool, etc.. Therefore, we conclude that the Northstar hotel and its
amenities will not be open to the public, Furthermore, any departure from this
“gated” concept will require an Amendment to a Major Conditional Use.

Based on the plans submitted and the comments of the Planning Commission the
proposed development will utilize the maximum net density for the site. The
development will also create a need for affordable employee housing that cannot
be met on-site. Therefore, we conclude, based on the swom testimony of the
applicant’s representative that not less than ten (10) and not more than twenty
(20) newly constructed affordable employee housing units consistent with
Sections 9.5-4(A-5) and (E-1) will be constructed off-site.

Based on the statements of the applicant’s agent, the signage for the hotel shall be
“limited and appropriate.” Therefore, we conclude that one, non-electrified, but

lighted, sign may be placed in the property’s frontage on U.S.1 to indicate the
location of the Northstar hotel.
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12.

13.

14,

15.

i6.

17.

Based on the agreement of the applicant’s agent, no motorized personal water
craft, including but not limited to jet skis and wave runners, will be rented or
allowed to be used from the Northstar's docking facility or boat ramp.

Based on the agreement of the applicant’s agent, the existing docking facility will
remain at sixteen slips. Therefore, we conclude that two slips will be appropriated

for the hotel’s two boats described as a sunset cruise boat and a charter boat

respectively while the remaining fourteen (14) slips will be for patron use only.

Based on the agreement of the applicant’s agent, any vehicular traffic utilizing
Thurmond Street is restricted to automobiles. Therefore, we conclude that there
shall be no commercial deliveries, no tractor-trailer or bus usage of Thurmond
Street for the purpose of entering or exiting the Northstar hotel.

Based on Section 9.5-61 of the Monroe County Land Development Regulations
the required parking shall be one hundred-twenty (120) spaces. Therefore, we
conclude that the surplus land resulting from the reduction of parking spaces from

238 to 120 shall remain as open space via a grant of conservation easement
(GOCEA).

Based on the agreement of the applicant’s agent, one of the two existing boat

ramps shall be removed. Therefore, we conclude that there shall be only one boat
ramp available for patron use. ‘

Based on the plans submitted, all outdoor lighting for the proposed development

must meet the criteria of sections 9.5-391- 395 with regard to cut-off lights and
lighting in close proximity to the waterfront. -

NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION

OF MONROE COUNTY, FLORIDA, that: the preceding findings of fact and

conclusions of law support its decision to APPROVE the request of Northstar Resort

Enterprises, Inc. for a Major Conditional Use for the construction of a resort hotel with
eighty-nine (89) units, 8,158 square feet of commercial use and other amenities on
property described as Section 32, Township 61 South, Range 39 East in Leitner’s

Subdivision and El Dorado Heights Subdivision, Key Largo, Monroe County, Florida,
with the following conditions;

1. The applicant shall document the existence of the twelve-unit motel formerly on-

site via a valid Florida license. If documented, then the applicant shall need 77
Transferable ROGO Exemptions (TRE) to construct eighty-nine (89) hotel units;

if not documented then the applicant shall utilize 89 TRE to construct ei ghty-nine
(89) units prior to the issuance of a building permit.

. The applicant shall obtain an Environmental Resources Permit from the South

Florida Water Management District prior to the issuance of a building permit.
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- The County Engineer shall review and approve the surface water
management/conceptual drainage plan prior to the issuance of a building permit.

. The applicant shall obtain Florida Department of Transportation (FDOT) permits
for any reconfiguration of access ways and any other appropriate permits

identified through the FDOT pre-application process prior to the issuance of a
building permit,

. The proposed right turn, deceleration lane shall meet FDOT desi gn criteria and be

approved by the Monroe County Traffic Consultant prior to the issuance of a
building permit.

. A complete plan review to determine compliance with the provisions of Chapter

64E-6 of the Florida Administrative Code and Chapter 381 of the Florida Statutes
for on-site wastewater treatment by the appropriate agency (Florida Department
of Health, if flow is less than 10,000 gallons a day or Florida Department of

Environmental Protection, if flow is more than 10,000 gallons a day) prior to the
issuance of a building permit.

. The transplantation plan must be submitted and approved by the County Biologist
prior to the issuance of a building permit.

- All aspects of the proposed development that are in jurisdictional wetlands or
submerged lands, including the renovation of the existing sixteen slip docking
facility must be reviewed and approved by both the U.S. Army Corps of

Engineers and the Florida Department of Environmental Protection prior to the
issuance of a building permit.

- The Northstar hotel and its amenities shall not be open to “the public” and any

departure from this “gated” concept shall require an Amendment to a Major
Conditional Use.

10. Not less than ten (10) and not more than twenty (20) newly constructed affordable

housing employee housing units consistent with Sections 9.5-4(A-5) and 9.5-4(E-
1) shall be constructed off-site. The employee units shall be completed prior to
the issuance of a Certificate of Occupancy for the Northstar hotel.

11. One non-electrified, but lighted, sign shall be placed in the property’s frontage on
U.S.1 to indicate the location of the Northstar hotel.

12. No motorized personal water craft, including but not limited to, jet skis and wave

runners will be rented from or allowed to be used from the Northstar’s docking
facility. -
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13. The existing docking facility will remain at sixteen (16) slips with two slips being

appropnated for the hotel’s sunset cruisc boat and charter boat while the
remaining fourteen (14) slips will be for patron use only.

14. Vehicular traffic associated with the Northstar hotel utilizing Thurmond Street

shall be restricted to automobiles and there shall be no commercial deliveries, no
tractor trailer or bus usage of Thurmond Street.

15. Pursuant to Section 9.5-61 of the Monroe County Land Development Regulations
the required parking shall be one-hundred twenty (120) spaces. The surplus land

resulting from the reduction of parking spaces from two-hundred thirty-eight

(238) to one-hundred twenty (120) shall remain as open space via a Grant of
Conservation Easement (GOCEA).

16. One of the iwo existing boat ramps shall be removed leaving one boat ramp for

patron use.

17. All outdoor lighting for the proposed development must meet the criteria of

Sections 9.5-391-395 with regard to cut-off lights and lighting in close proximity
to the waterfront,

PASSED AND ADOPTED by the Planning Commission of Monroe County,
Florida,

Chair Ritz YES
Commissioner Coleman - YES
Commissioner Margalli YES
Commissioner Putney YES
Commissioner Werling - YES
PLANN]NG COMMISSION OF

}j)/ /H\JTY FLORIDA

David Ritz, Chalr
Signed this /2 “* day of UZ’/d 1 be 72003

Initial

BY

. { APPROVED AS TO FORM
AND LE?% SUFFICIENC /
7 / Al —

/ / "Atorney's Office

t/
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o MONROE COUNTY FLORIDA |
MINOR CONDITIONAL USE DEVELOPMENT ORDER # 4-04

A DEVELOPMENT ORDER ESTABLISHING THAT 47 ROGO
EXEMPTIONS FROM NORTHSTAR RESORT ENTERPRISES,
INC. ARE ELIGIBLE FOR TRANSFERENCE

WBEREAS, Northstar Resort Enterp

rises, Inc. is the owner of property legally
described as Parts of Lots 4, 8,9, 11 and 12, Section 32, Township 161, Range 39, Island of Key
Largo, Monroe County,

: Florida and is addressed as: 99500 Overseas Highway with Real Estate
Numbers:  00087940.000100, 00087970.000100, 00088020.000000, 00088030.000000, and
- 00088040.000000; and

.. WHEREAS, the above described property is located in the Suburban Commercial (8C)
land use district, aud the future land use

map designation (FLUM) is Mixed Use/Commercial
(MC); and

WHEREAS, the applicant is seeking development approval to establish 47 residential
ROGO exemption units (TREs) for off site relocation; and

WHEREAS, the Biologist bas determined that the habitat is disturbed with some
scattered native trees and no hammock on-site; and

WHEREAS, the Development Review
accordance with the provisions of Sections
Development Regulations,
of the application for trans

Committes (DRC) of Monroe County, Florida, in
9.5-24 and 9.5-68 of the Monroe County Land
met to review the request of Northstar Resort Enterprises for approval
fer of 47 ROGO cxemptions on May 18, 2004; and

 WHEREAS, the Development Review Committee reviewed the following documents
and other information relevant to

the request for approval of a Minor Conditional Use:

1. A completed application for development
(Seader Site) which included zl} doc
25, 2004; and

approval for transfer of ROGO exemptions
uments required by the application dated March

2. A sender site staff report prepared b

¥ by Jason King, Planner and Niko Reisinger,
Biologist dated May 11, 2004; and ' .

DO#4.04
Northstar TRE Sender Site
6/247/2004 5:11 PM FINAL
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WHEREAS, based upon the information and documentary evidence submitted, the
Development Review Committee adopted the following findings of fact and conclusions of Jaw:

1. The Nortbstar Resort Enterprises, Inc, had a valid operating permit from the

Department of Health and Rehabilitative Services for 45 mobile homes, which were
accounted for in the 1988 Monroe County Mobile Home and RV Study; and
2. There is also a one-story concrete residence and a two-story residence on the -

premises recognized as established in the Letter of Understanding dated January 5,
2004; and

WHEREAS, the Development Review Conymittee, based on its findings of fact and

conclusions of law, recommended approval with conditions of the application for development
approval of travsfet of 47 ROGO exemptions; and '

WHEREAS, the Director of Pl

anning has duly considered the recommendation of the
Development Review Committee; and :

WHEREAS, the record established, the testimonies, offered, and the evidence submitted,
support the findings of fact adopted by the Development Review Comnittee:

NOW THEREFORE, BE 1T RESOLVED BY THE DIRECTOR OF PLANNING
OF MONROE COUNTY, FLORIDA, that the request by Northstar Resort Enterprises Ing. to

approve for transfer of ROGO exemptions of 47 Non-transient TREs is hereby APPROVED
- with the following conditions:

1. The sender units have been assigned unique identifier numbers that shall be used for
tracking and monitoring by the Planning Department, The unique identifier numbers

listed below shall be itemized in the conditional use orders and building permits
required for both the sender and receiver sites.

The unique identifier numbers for eligible transferable residential units are identified
in Development Order # 4-04 as Nos. A-0153 through A-0200.

No building permit shall be issued for the new unit on the receiver site until one (1) of
the following conditions are met:

8. The units are demolished as per an issued demolition permit and 2 final inspection

for the demolished units or spaces have been comopleted by the Building
Department are for the sender site; or

The units are removed pursuant to a development approval, development order, or

development permit and a final inspeetion for the removed unit is completed by
the Building Department for the sender site.

DO #4.04
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3. The applicant Northstar Resort Enterprises Inc., shall bave three (3) years from th?
date of the approval of the Minor Conditional Use to utilize the 47 TREs and 10
comnplete construction of all structures for which the TREs were granted, or the
Minor Conditional User shall become void and Northstar Resort Enterprises Inc.,

shall be required to apply for and secure a new Minor Conditional Use for the
trensfer of TREs to the site.

L2208
/

Date’ K. Mariene Copaway :

Director of Planning and Environmental Resources

HEREBY CERTIFY that on this day before me, an officer duly authorized in the State aforesaid

and in the County aforesaid, to take acknowledgments, personally appeared K. Marlene
Conaway, to me known fo be the persona described in and who executed the foregoing
instrament and he acknowledged before me that he executed the same.

4 / .

NOTARY PUBLIC, STATE OF FLORIDA

o vonisthatell opment order constitutes an amendment, extension,
variation, or alteration of a previous conditional use permit, that document may be referenced by
the following _ N/A “NONE"

%  Commission § DDO37854

WA el

NOTICE

If this development order is appealed under the Monroe County code or by the Department of
Community Affairs, the above time limits shall be tolled until the appeals are resolved.

This instrument shall not take effect for thirty (30) working days following the date of
memorialization thereof, and during that time, the permit shall be subject to appeal as provided in
Section 9.5-521(¢) of the Monroe County land development regulations. An appeal shall stay the
effectiveness of this instrument until resolved.

In addition, please be advised that pursuant to Chapter 9J-1, Florida Administrative Code (FAC),
this instrument shall not take effect for forty-five (45) days following the rendition to the Florida
Department of Community Affairs. Pursuant to FAC Section 97 -1.003(2), “Development orders
ghall not be rendered until the time within which to file any local administrative appeals pursuant
to local ordinances has expired.” During that forty-five days, the Florida Department of
Community Affairs may appeal this instrument to the Florida Land and Water Adjudicatory

Commission, and that such an appeal stays the effectiveness of this instrument until the appeal is
resolved by agreement or order.

DO # 5.04
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MONROE COUNTY FLORIDA
MINOR CONDITIONAL USE DEVELOPMENT ORDER # 5-04

A MINOR CONDITIONAL USE DEVELOPMENT ORDER
ESTABLISHING THAT 47 ROGO EXEMPTIONS MAY BE
RECEIVED AT THE FLORIDA KEYS RV PARK

WHEREAS, Northstar Resort Enterprises, Inc. is the owner of Florida Keys R.V. Resort
property and is described as Parts of Lots 5, 12, and 13, Section 6, Township 61, Range 40,
Island of Key Largo, Monroe County, Florida. [6-61-40 ISLAND OF KEY LARGO PT LOTS 5-
12-13 OR463-879 OR 735-585 OR 735-586-589 OR 1014-2340(DCP) OR 1175-2027 /
30AMFI{CW) OR 1180-1670/71(CW)]; and

WHEREAS, the above described property is located in the Suburban Commercial (SC)
land use district, with the future land use map designation (FLUM) of Mixed Use/ Commercial
(MC); and

WHEREAS, the applicant is requesting development approval for transfer of 47 ROGO

exemption units (TREs) to the above described property henceforth referred to as the receiver
site; and

WHEREAS, the Biologist has determined the site to be disturbed with some scattered
native trees and that there is no hammock on the property; and

WHEREAS, the current request to transfer 47 residential ROGO exempt (TRE) units
from Northstar Resort Enterprises, Inc. to the Florida Keys R.V. Resort is being made in lieu of
condition number ten of Resolution P47-03, which states, “Not less than ten (10) and not more
than twenty (20) newly constructed affordable housing employee housing units consistent with
Sections 9.5-4(4-5) and 9.5-4(E-1} shall be constructed off-site. The employee units shall be
completed prior to the issuance of a Certificate of Occupancy for the Northstar Hotel.”; and

WHEREAS, the Development Review Committee (DRC) of Monroe County, Florida, in
accordance with the provisions of Sections 9.5-24 and 9.5-68 of the Monroe County Land
Development Regulations, met to review the request of Northstar Resort Enterprises, Inc. for
approval of the application for development approval of transfer of 47 ROGO exemptions; and

WHEREAS, the Development Review Committee reviewed the following documents
and other information relevant to the request:

1. A completed application for development approval for transfer of ROGO
exemptions (Receiver Site) which included all documents required by the
application dated March 25, 2004; and

DO # 5-04
Northstar TRE Receiver Site
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2. A receiver site staff report prepared by Jason King, Planner and Niko Reisinger,
Biologist dated May 11, 2004; and

question complies with the criteria under Section 9.5-120.4 through 9.5-120.5.
Therefore, we find that the Florida Keys RV Park is an appropriate receiver site
for 47 TREs from Northstar Resort Enterprises, Inc.; and

WHEREAS, the Director of Planning has duly considered the recommendation of the
Development Review Committee; and

WHEREAS, the record established, the testimonies, offered, and the evidence submitted,
support the findings of fact adopted by the Development Review Committee:

NOW THEREFORE, BE IT RESOLVED BY THE DIRECTOR OF PLANNING
OF MONROE COUNTY, FLORIDA that the request by Northstar Resort Enterprises Inc. to
receive 47 Non-transient TRE is hereby APPROVED subject to the following conditions:

1. A building permit will be required for the development of units at the receiver
site. A major conditional use application will also be required for the development
of those units at the receiver site. The major conditional use development will

require a Pre-Application Conference in which the following shall be Tequired in
the form of a Letter of Understanding:

b) The receiver units meet the criteria for affordable housing pursuant to Sections 9.5
-4 (A-5) and 9.5-266; and

c) Any development application must demonstrate with a traffic study acceptable to

Monroe County traffic engineers that their proposed development will not impact
hurricane evacuation times; and

d) The development conforms to all other Land Development Regulations.

2. The unique identifier numbers assigned to Northstar Development for eligible
TREs are identified as A-0153 through A-0200.

DO #2504
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3. The applicant Northstar Resort Enterprises Inc., shall have three (3) Years from the
date of the approval of the Minor Conditional Use to utilize the 47 TREs and to
complete construction of all structures for which the TREs were granted, or the
Minor Conditional User shall become void and Northstar Resort Enterprises Inc.,

shall be required to apply for and secure a new Minor Conditional Use for the
transfer of TREs to the site. /

5 [22/0F zﬂ“&mwl
Date” / K. Marlene Conaway

Director of Planning and Environmental Resources

f4} l«h
\! i

HEREBY CERTIFY that on this day before me, an officer duly authorized in the State aforesaid
and in the County aforesaid, to take acknowledgments, personally appeared K. Marlene
Conaway, to me known to be the persona described in and who executed the foregomg
instrument and he acknowledged before me that he executed the same.

74
SS my hand and official seal in the County and State last aforesaid this 7 E day of
(st o

Vol Z
NOTARY PUBLIC, STATE OF FLORIDA
ss~dewelopment order constitutes an amendment, extension,

variation, or alteratlon of a prevnous conditional use permit, that document may be referenced by
the following _ N/A “NONE”

RICOLE M. PETRICK
Notary Public - Stats of Florida
< My Commission Expires Jun 28, 2003

Commission # 00037354

NOTICE

If this development order is appealed under the Monroe County code or by the Department of
Community Affairs, the above time limits shall be tolled until the appeals are resolved.

This instrument shall not take effect for thirty ('30) working days following the date of
memorialization thereof, and during that time, the permit shall be subject to appeal as provided in

Section 9.5-521(c) of the Monroe County land development regulations. An appeal shall stay the
effectiveness of this instrument until resolved.

In addition, please be advised that pursuant to Chapter 9J-1, Florida Administrative Code (FAC),
this instrument shall not take effect for forty-five (45) days following the rendition to the Florida
Department of Community Affairs. Pursuant to FAC Section 93-1.003(2), “Development orders
shall not be rendered until the time within which to file any local administrative appeals pursuant
to local ordinances has expired.” During that forty-five days, the Florida Department of
Community Affairs may appeal this instrument to the Florida Land and Water Adjudicatory

Commission, and that such an appeal stays the effectiveness of this instrument until the appeal is
resolved by agreement or order.

{GHEQE COUNT

GFFICIAL HEC
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RESOLUTION NO. P55-03

A RESOLUTION BY THE MONROE COUNTY PLANNING
COMMISSION APPROVING THE REQUEST FILED BY THE
NORTHSTAR RESORT ENTERPRISES CORPORATION TO
TRANSFER ONE HUNDRED TWENTY-SIX (126)
TRANSFERABLE ROGO EXEMPTIONS IN THE FORM OF
RECREATIONAL VEHICLE SPACES OFF-SITE FROM
PROPERTY IN KEY LARGO, FLORIDA, DESCRIBED AS
SECTION 6, TOWNSHIP 61, RANGE 40, PART OF LOTS 5, 12,

AND 13 WITH THE REAL ESTATE NUMBER
00083970.000000 '

WHEREAS, Northstar Resort Enterprises Corporation is the owner of real

property described as Section 6, Township 61, Range 40, Parts of lots 5, 12, and 13 with
the Real Estate Number 00083970.000000; and

WHEREAS, the above described property is located in the Suburban Commercial
(SC) land use (zoning) district; and

WHEREAS, Northstar Resort Enterprises Corporation applied for a Minor
" Conditional Use approval for the transfer of one hundred twenty-six (126) Transferable
ROGO Exemptions (TRE) off-site from the property described above; and

WHEREAS, the Planning Commission of Monroe County, Florida, in accordance
with the provisions of Sections 9.5-24 and 9.5-68 of the Monroe County Land
Development Regulations, met at a regular scheduled meeting on September 24, 2003 to

review the request of Northstar Resort Enterprises Corporation for approval of a Minor
Conditional Use; and

_ WHEREAS, the proposed request meets the requirements of a Minor Conditional
Use as delineated in Section 9.5-68 of the Monroe County Code; and

WHEREAS, the Planning Commission reviewed the following documents and
other information relevant to the request for approval of a Minor Conditional Use:

1. The application for a Minor Conditional Use dated, April 21, 2003; and

2. Site survey, signed but not sealed, prepared by Hal Thomas, Professional Land
Surveying, dated 5/25/00; and .

3. Contractual agreement between the buyer, Northstar Resort Enterprises Corp.

and the seller, SH3, LTD for the aforesaid property described by Real Estate
Number 00083970.000000; and ‘

Page 1 of 2
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4. Property record card from the Monroe County Property Appraiser’s office; and

State of Florida, Department of Health and Rehabilitative Services permit
#44-54-00037; and

6. Site map; and

7. Staff report prepared by J.G. Buckley, Planner, and Niko Reisinger, Biologist,
dated August 26, 2003; and '

8. Comments by members of the Planning Commission; and

9. Swom testimony and exhibits by members of the general public; and

10. Sworn testimony of Growth Management Division staff: and

11. Advice from John Wolfe, Esq., Planning Commission Counsel; and

12. Swomn testimony made by Don Craig, AICP, on behalf of the applicant; and
13. Comments from Tim Thomes, Esq., on behalf of the applicant; and

b

WHEREAS, based upon the information and empirical evidence submitted, the

Planning Commission adopted the following Analysis of Compliance, Findings of Fact
and Conclusions of Law:

1. Based on the plans submitted, the transfer off site is consistent with Section
9.5-120.4(b). Therefore, we conclude that the transfer off site shall consist of

the demolition of a unit or space from a sender site and the development of a
new unit(s) on a receiver site.

2. Based on the plans submitted and the testimony heard, the sender spaces meet
the eligibility requirements of Section 9.5-120(4):
* In existence as of January 4, 1996; and
* Accounted for in the hurricane evacuation model which forms the
basis of ROGO; and
¢ Lawfully established;

Therefore, we conclude that one hundred twenty-six (126) recreational
vehicle spaces are eligible and will be transferred off-site.

3. Based on the plans submitted, we conclude that thirteen (13) mobile home
spaces wili remain on site.

NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION
OF MONROE COUNTY, FLORIDA, THAT: the preceding Findings of Fact and
Conclusions of Law support its decision to APPROVE, the request by Northstar Resort

Enterprises Corporation for the transfer of one hundred twenty-six (126) Transferable
ROGO Exemptions from the sender site. '

PASSED AND ADOPTED by the Planning Commission of Monroe County,
Florida, at a regular scheduled meeting held on the 24"‘. day of September 2003.
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Chair Coleman Yes

Vice Chair Werling Yes
Commissioner Mapes Yes
Commissioner Margalli Yes
Commissioner Ritz Yes

PLANNING COMSMISSION OF MONROE COUNTY

Jerr oich}:n}\&a}r\_/

Signed this Mgy of hFoter— 2003

| APPROVED AS TO FORM
AND LE SUmCLBN?'

BY
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RESOLUTION NO. P56-03

A RESOLUTION BY THE MONROE COUNTY PLANNING
COMMISSION APPROVING THE REQUEST FILED BY THE
NORTHSTAR RESORT ENTERPRISES CORPORATION TO
RECEIVE SEVENTY-SEVEN (77) TRANSFERABLE ROGO
EXEMPTIONS IN THE FORM OF RECREATIONAL VEHICLE
SPACES TO DEVELOP AN EIGHTY-NINE UNIT HOTEL
WITH RESTAURANT, 8,158 SQUARE FEET OF
COMMERCIAL USE AND OTHER AMENITIES ON
PROPERTY DESCRIBED AS SECTION 32, TOWNSHIP 61
SOUTH, RANGE 39 EAST IN LEITNER’S SUBDIVISION AND
EL DORADO HEIGHTS SUBDIVISION, KEY LARGO,
MONROE COUNTY, FLORIDA WITH THE REAL ESTATE
NUMBERS 00087940.000100, 00087970.000100,
00088020.000000, 00088030.000000, AND 00088040.000000.

WHEREAS, Northstar Resort Enterprises Corporation is the owner of real
property described as Section 32, Township 61 South, Range 39 East in Leitner's
Subdivision and El Dorado Subdivision, Key Largo, Monroe County, Florida with the

Real Estate Numbers 00087940.000100, 00087970.000100, 00088020.000000,
00088030.000000, and 00088040.000000; and

WHEREAS, the above described property is located in the Suburban Commercial
(SC) land use (zoning) district; and

WHEREAS, Northstar Resort Enterprises Corporation applied for a Minor
Conditional Use approval for the receivership of seventy-seven (77)Transferable ROGO
Exemptions (TRE) on the property described above; and

WHEREAS, the Planning Commission of Monroe County, Florida, in accordance
with the provisions of Sections 9.5-24 and 9.5-68 of the Monroe County Land
Development Regulations, met at a regular scheduled meeting on September 24, 2003 to

review the request of Northstar Resort Enterprises Corporation for approval of a Minor
Conditional Use; and

WHEREAS, the proposed request meets the requirements of a Minor Conditional
Use as delineated in Section 9.5-68 of the Monroe County Code; and

WHEREAS, the Planning Commission reviewed the following documents and
other information relevant to the request for approval of a Minor Conditional Use:



f—y
.

8.

9.

The application for a Minor Conditional Use dated, April 21, 2003; and

Field survey prepared by Barrow Survey and Mapping, drawing #22557h-3,
updated 9/21/01; and

Site plan, signed and sealed by Robert Barnes & Associates, dated 5/02/02;
and

Landscape plan, by Brown and Crebbin Design Studio, Inc., dated 5/17/02;
and

Drainage plan, prepared by Allen Perez, Perez Engineering & Development,
Inc., dated 10/23/02; and

Level I Traffic Study, prepared by Transport Analysis Professionals, dated
6/19/02; and

Restaurant floor plan, prepared by Robert Bames & Associates, dated 5/16/02;
and

Elevation drawings, prepared by Robert Barnes & Associates, dated 4/24/02;
and

Staff Report prepared by J.G. Buckley, Planner, and Julie Cheon, Biologist,
dated August 26, 2003; and

10. Comments by members of the Planning Commission; and

11. Swom Testimony and exhibits by the general public; and

12. Swom testimony by Growth Management Division staff: and

13. Swomn testimony by Don Craig, AICP, on behalf of the applicant; and
14. Comments by TimThomes, Esq., Counsel for the applicant; and

15. Advice from John Wolfe, Esq., Counsel for the Planning Commission

WHEREAS, based upon the information and empirical evidence submitted, the

Planning Commission adopted the following Analysis of Compliance, Findings of Fact
and Conclusions of Law:

1.

Based on the plans submitted, the transfer off site is consistent with Section
9.5-120.4(b). Therefore, we conclude that the transfer off site shall consist of

the demolition of a unit or space from a sender site and the development of a
new unit(s) on a receiver site,

Based on the plans submitted and the criteria delineated in Section 9.5-
120.4(a) the transfer shall be to develop a hotel. Therefore, we conclude that

the sender site or space is eligible and has been used as a recreational vehicle
space(s).

Based on the plans submitted, the receiver site is located n the same ROGO
sub-area. Therefore, we conclude that the sub-area criteria is being met.

Based on the plans and material submitted the receiver site shall not garner

any negative points when evaluated pursuant to Section 9.5-1 22.3(a)(7) or (8)
or (9). Therefore, we conclude that the receiver site contains (7) no
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hammock, (8) no threatened or endangered species, and (9) no critical habitat
areas.

5. Based on the plans submitted, the receiver site (location of the hotel) is not in
a V zone. The property is located in a split flood zone including V, AE, and
X zones; the new hotel units will be located in the AE zone. Therefore, we

conclude that:the receiver site is consistent with Section 9.5-122.3(a)(11)
which prohibits transfer to a V zone.

6. Based on the plans submitted, the site is not located in a Coastal Barrier
Resource System. Therefore, we conclude that the site is consistent with
Section 9.5-122.3(2)(12) that prohibits transfer to a Coastal Barrier Resource
System area. '

7. Based on the plans submitted,' the receiver site is not located on an offshore

island/conservation land protection area. Therefore, we conclude that the

receiver site is consistent with Section 9.5-122.3(a)(13) that prohibits transfer
to an offshore island or a conservation land protection area.

8. Based on the plans submitted, the receiver site is eligible for infrastructure
availability points pursuant to Section 9.5-122.3(a)(2). Therefore, we
conclude that the receiver site is served by existing infrastructure which

includes at a minimum, potable water, electricity and roadways which are -
paved.

9. Based on the plans submitted, we conclude that the recetver site has an
overall ROGO score that is equal to or greater than the sender site.

NOW THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION
OF MONRGE COUNTY, FLORIDA, THAT: the preceding Findings of Fact and
Conclusions of Law support its decision to APPROVE, the request by Northstar Resort

- Enterprises Corporation for the receivership of seventy-seven (77) Transferable ROGO
Exemptions on the receiver site.

PASSED AND ADOPTED by the Planning Commission of Monroe County,
Florida, at a regular scheduled meeting held on the 24" day of September 2003.

Chair Coleman Yes

Vice Chair Werling Yes

Commissioner Mapes Yes

Commissioner Margalli Yes

Commissioner Ritz Yes
Page 3 of 4
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APPROVED AS TO FORM
AND LE@) SUH;ICIEN%
BY (‘97 VA

/; Atforney's Office

i
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APPENDIX B

Affordable Homes - Amendment to Major Conditional Use

The Casig Comprny



Monroe County Planning Department
Growth Management Division

Suite 410

2798 Overseas Highway

Marathon, Florida 33050-2227

AUTHORIZATION FORM

To Whom It May Concern:

Northstar Resort Enterprises Corp. does hereby authorize The Craig Company to
act on its behalf in all matters pertaining to an Amendment to Major Conditional
Use Application and Map Amendment Application for Zoning Map for an
Affordable Housing project located at 106003 Overseas Highway, Key Largo,
Monroe County, Florida.

(\—'é( e B/, O &
Constantine Zaharia, #7228, of Date
Northstar Resort Enterprises Corp.

NOTARY REPUBLIC

State of FLopT DA
County of M TaAmy.- DADE

Subscribed and sworn to (or affirmed) before me on > /& 06 (date) by

Constantine Zaharia the /Y/2< 3, of Northstar Resort Enterprises
Corp. He is personally known to me or has presented L D Lo as
identification.
iRy, Nick Callesis
7// //M//% N g"'f &%‘ggypﬂmisﬂon#nﬂﬁmm
wé e Sibpies: FEB. 08, 2010
é 4’/1’.4 U0t wiww. AAraNNOTARY.som

Notary's Signature and Seal

Name of Acknowledger typed, printed or stamped

Title or Rank

Commission Number, if any
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co MONROE COUNTY géi“i *1.37 37 5
OFFICTAL RECORDS 1892 161 Sea

PREPARED BY: Please Return to:
John ¥. Spottswood, Jr. FRANK X. CASTORO, ESQ.

2100 Hollywood Blwvd
finottawood, Spottswood and Spottawood .
5ho Fleming Screet Bollywood, FL 33020
Key Xeat, FL 33040 e
RCD May 30 2003 ©03.55eM
Parcel 1D Number: DANNY L KOLHAGE, CLEEK
Cramtee #1 TIN:
CGranitee #2 TIN:

DEED DOC 91‘@315%_@@
¢5/30/2003

Warranty Deed DEP CLK

This Indenture,  Made this L;%dayof ‘"/72627/ , 2003 AD.  Between

SH 3, L1D., a Florida limited partners ip

of the County of Monroe . Sote of Floxrida s grantor, aad
NORTHSTAR RESORT ENTERPRISBS CORP., a corporation existing under the

laws of the State of Florids

whose sddress is: 9261 8.W. 140th Street, Miami, FL 33176

of the Cousty of Miami-Dade s sur of Florida , grantee.

Witnesseth that the GRANTOR, for and in comsideration of e sum of

------ mrmmeumnwmmnanw=esTEN DOLLARE ($l0)}-w--re--ccvunmmrannaann DOLLARS,
Wmmmmkmmﬁmmﬁmokinmpﬁdbymmﬁ%m@lmmfkmmkmwhﬂpﬂ,m
grasted, bargainod wod 5ok o the said GRANTEE and GRANTEL'S heirs, sucoessors and assigns forever. the following described land, simate,
tying sad being in the County of  Monroe sme of Florida 1o wit:

All that part of Lots 5, 12 and 13, in Section 6, Township §1 Bouth,
Range 40 East, which is West of a line beginning at a point on the
center of the South boundary of Lot 13, and extending straight through
the center of Lots 13 and 12 and through Lot 5 of the southeast side
of Monroe County Road; all said land being on the South side of tha
Florida East Coast Railroad Right-of-Way, according to the Plat
theresf as recorded in Plat Book 1, at Page §8, of the Public Records
of Monrce County, Florida.

AND ALSO:

A portion of Lots 12 and 13, Section 6, Township 61 South, Rangs 40
East, according to survey made by P.F. Jenkins and recorded in Plat

Book 1, Page 68 of the Public Records of Monroe County, Florida and
being more partiuclarly described as follows: _

Commence at the Southeast corner of said Lot 13; thence in a Westerly
direction alomg the South boundary line of ssid Lot 13, Scuth 8%

degrees 04'38" West, a distance of 331.48 feet; thence North Q0

degrees 40'47" Wesat, a distance of 381.65 feet to a point of

and the grantor docs herchy fuily warrsmt lhe( Sﬂoena} %ﬁ“:& nﬁ; wi#%e?ei‘\dc &e’g?ne against lawful chims of all persons whomsoever.
In Witness Whereof, the grntor has bereunso set its hand and seat the day and year first sbove writicn.

Signed, sesled snd delivered In our presence: 882 3, LTD., a Florida limited
parfnearship
t BH 3, INC., a Florida

- . corporation, GENERAL PARTNER
%VW;(,!J’PV(«(/‘* ? L—

BY (Seal)

Printed Mame: M!% E. Felcher™ ROBERT A. BPOTTSWOOD, President

Witness P.O. Addrzss: 506 Fleming Street, Key Wess, FL 33048
\ 7
Pr;nted Name: i%ﬁé %—-‘ gEDMlH

Witneas

STATE OF PFlorida

COUNTY OF #onroe p vy

The foregoing mstrument was scknowledged before me ﬁusc;z ?7/“—1 day of //CZ . s 2003 by
ROBERT A. SPOTTSWOOD, President of SH 3, INC., a’Floridss Corporation

and a general partner of SH 3, LID., a Florida limited partnership. on
behalf of the corporation and the partnership

mwmgmmmmpdehis Florida driver's license asidsmficaton

o A :

Printed Namei-..

L
Notary Publ :; :
My Commission Expires 57 B



War}antif Deed - Page 2

Pareel 1D Number:

FILE $1 37231 38
1L 8392 PORrlLT7TES

beginning; thence continue North 00 degrees 40'47" West, & distance of
1033.82 feet; thence North 89 degrees 15'13" East, a distance of 17.00
feet; thence South 00 degrees 40G'47" Rast, a distance of %901.27 faet;
thence North 89 degrees 19'13" East, a distance of 2.00 feet; thence
Scuth 00 dagrees 40747 East, a distance of 132.55 feet; thance Socuth
89 degrees 19'13" Wesat, a distance of 25.00 feet to the Point of
Beginning.

Bubject to conditions, limitations, restrictions and easementa of
record and taxes for the year 2003 and subsequent years.

MONROE COUNTY
OFRICIAL RECORDS

L Ciemerated by € Duplay Symuome, Inc., 2000 {363} ¥63-3558 Form FLWID-1
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APPENDIX D

Affordable Homes - Amendment to Major Conditional Use

The Casig Compery



Monroe County Froperty Appraiser - Radius Report

AK: 1092827

Legal Description:

QOwners Name:
Address::

Parcel iD:  00084160-000000 Physicai Location: KEY LARGC

1 61 39 ISLAND OF KEY LARGO PART LOTS 15-18 SOF R
PEREZ JOSE TRUST UNDER AG DT 1-1-01
8906 W FLAGLER ST UNIT 107 MIAMI, FL 33144

R E2-174 H2-319 PROBATE #10-196

AK: 1082851

i.egal Description:

QOwners Name:
Address::

parcef ID:  00084180-000100 Physical Location: 105675 OVERSEAS HWY KEY LARGO

ISLAND OF KEY LARGO PTLOTS 15 & 16 S OF RR PB1- 68 & ADJ R-O-W E-486 CASE #10-19
KRAUS GERQGE JR AND MELISSA C

214 CORSAIR RD DUCK KEY, FL 33050

AK: 1651842

Legal Description:

Qwners Name:
Address::

Parcel 1D:  00532670-000000 Physicaj Location: KEY LARGO
BK 5 LT 8 B C MORENOQ SUB PB1-138 KEY LARGO OR597-7
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
3706 N ROOSEVELT BLVD SUITE KEY WEST, FL 33040

41 OR1481-1866(JB)

AK: 1092818

Legal Description:

Owners Name:
Address::

Parcel ID:  00084150-000000 Physical Location: KEY LARGO
1 61 39 ISLAND OF KEY LARGO PARTLOT 8 SELY OF R
FLORIDA KEYS ELECTRIC COOPERATIVE ASS0C INC
PO BOX 377 TAVERNIER, FL 33070-0377

R PB1-68 OR369-149/50 OR1480-150

AK: 1659703

Legal Description:

Owners Name:
Address::

parcel 1D 00536200-00G000 Physical Locatien: KEY LARGC

BK 7 LT 43 LAKE SURPRISE ESTATES KEY LARGO PB4-162
QUTDOOR SYSTEMS INC

6904 CYPRESS PARK DR KEY WEST, FL 33634

OR227-531-532 OR1136-825QC(JB} 1

AK: 1656470

Legai Description:

Owners Name:
Address::

Parcel 1D:  00532950-000000 Physicai Location: 105910 OVERSEAS HWY KEY LARGO

LARGO HI-LANDS PB4-8% KEY LARGO LOTS 17 THRU 23 BLK 1 & ADJ R O W OR547-1056 OR!
KRAUS COMMERCIAL PROPERTY GROUP LLC

214 CORSAIR RD DUCK KEY, FL 33050

AK: 1651851

Legal Description:

Owners Name:
Address::

Parcel ID:  00532680-00000C Physical Location: KEY LARGO

BK 5 LT 10 B C MORENO $UB PB1-138 KEY LARGO OR597-
TOMEY WILLIAM TANNER

115 PECAN ORCHARD LN AMORY, MS 38821

742 OR1122-1443 OR1888-1963/64Q

AK: 8655428

Legal Description:

Owners Name:
Address::

Parcel ID;  00083950-000200 Physical Location: KEY LARGO
5-51-40 AB1006-12.2 ISLAND OF KEY LARGO PTLTS S
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
1200 TRUMAN AVENUE SUITE 207 KEY WEST, FL 33040

& 12 (2.01AC) AKAPARCEL 1&2 C

AK: 1659711

Legal Description:

Owners Name:
Address::

parcel iD:  D0536210-000000 Physical Location: KEY LARGO

BK 7 LT 44 LAKE SURPRISE ESTATES KEY LARGO PB4-162
OUTDOOR ADVERTISING OF THE KEYS LTD

1928 TYLER ST HOLLYWGOD, FL 33020

OR360-566 ORB40-1525 ORE82-753/

AK: 1092622

Legal Description:

Owners Name:
Address::

Parcel il:  DQ0B3380-000000 Physicai Location: KEY LARGO
6 61 40 ISLAND OF KEY LARGO PB1-68 PT LOTS 5-12-13 OR211-216/217 OR212-522/523 OR4
BD OF TRS OF THE INT IMP TR FUND OF THE ST OF FL - % DEP OF ENVIRO - DIV OF 8T LANDS
3900 COMMONWEALTH BLVD - MAIL STA 116 TALLAHASSEE, FL 32399-3000

AK: 1658622

Legal Description:

Owners Name:
Address::

parcel iD:  00536120.000000 Physical Location: KEY LARGO

LAKE SURPRISE ESTATES PB4-162 KEY LARGO NELY 15
MANDALAY BAY TRADING COMPANY INC

P O BOX 2508 KEY LARGO, FL 33037

FT1OT33 & ALLLOTS 3438 BK7 &

AK: 1659608

Legal Description:

Owners Name:
Addresss

parcel 1D 005836100-000000 Physical Location: KEY LARGO

LAKE SURPRISE ESTATES KEY LARGO PB4-162 LOT 33 LES
NO NAME DIVERS INC

603 SCHOOL AVE SARASQTA, FL 34237

S NE'LY 15 BK 7 OR542-717 OR686-

AK: 1659880

Legal Description:

Owners Name:
Address:

Parcei 1D 00536180-000000 Physical Location: KEY LARGC
BK 7 LT 42 LAKE SURPRISE ESTATES KEY LARGO PB4-1862
OUTDOOR SYSTEMS INC
6504 CYPRESS PARK DR

OR54$-840 OR795-958 ORD84-1671

TAMPA, FL 336834

Thursday, March 2, 2006

Page 1 of 3



AK: 1082801

i egal Description:

Parcet ID:  00084140-000000 Physical Location: CVERSEAS HWY KEY LARGO
1 61 39 AB1901-02 ISLAND OF KEY LARGO PART LOT 98 OF R R PB1-868 OR561-620

Owners Name; MONROE COUNTY
Address: 500 WHITEHEAD STREET KEY WEST, FiL 33040
AK: 1651848 ParcetiD: 0053247C-000000 Physical Location: KEY LARGO

Legal Description:

Owners Name:

BK 4 LT 13 B C MORENO SUB PB1-138 KEY LARGO G41-39
LUENGO GERMAN & CARIDAD

-40 OR740-342 OR774-1558-1559 OR

Address: 7425 SUNSET DRIVE MiIAMI, FL 33143

AK: 1651656 ParcetID:  00532480-000000 Physical Location: KEY LARGC

Legal Description: BK 4 LT 14 B C MORENO SUB PB1-138 KEY LARGO G41-39 -40 OR740-342 OR774-1558-1558 OR
Owners Name! VELEZ JULIA M

Address:: 5500 SW 83TH AVENUE MIAML, FL 33165

AK: 1GE1860 Parcel tD:  00532680-000000 Physical Location: KEY LARGO

Legal Description:

Owners Name:
Address::

BK 5 LT 11 B C MORENO SUB PB1-138 KEY LARGO G36-27
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
3706 N ROOSEVELT BLVD SUITE 1 KEY WEST, Fi. 33040

5/276 OR1105-482PR(JB) OR1106-35

AK: 1092843

iegal Description:

Owners Name:
Address::

Parcel iD:  00084180-0000C0 Physical Location: KEY LARGO
1 81 39 ISLAND OF KEY LARGO PARTLOT 16 SOF RRP
GILL JOSE J PEREZ
6900 SW72 8T MIAME, FL 33143

B1-68 E2-174 E2-486 PROB #10-196 ¢

AK: 1659681

Legal Description:

QOwners Name:
Address:

Parcel tD:  00536180-000000 Physical Location: KEY LARGO
LAKE SURPRISE ESTATES PB4-162 KEY LARGO LOT 41 BK
MANDALAY BAY TRADING COMPANY INC

P O BOX 2503 KEY LARGQ, FL 33037

7 & ADJ R-O-W OR548-735 PROBAY

AKX 2869410

L.egal Description:

Qwners Name:
Address::

Parcel ID:  00532950-000100 Physical Location: KEY LARGO
LARGO HI-LANDS PB4-88 KEY LARGO LOTS 24-25 BK 1 &
KEY LARGO CHAMBER OF COMMERCE INC
106000 OVERSEAS HIGHWAY KEY LARGO, FL 33037

ADJ R O W OR547-1061 ORE95-2048

AK: 1651826

Legal Description:

Crwmers Name:
Address:

Parcel ID:  00532650-00C000 Physical Location: KEY LARGO
BK 5 LT 7 B C MORENO SUB PB1-138 KEY LARGO OR597-7
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
3706 N ROOSEVELT BLVD SUITE 1 KEY WEST, FL 33040

39 OR1483-304(JB)}

AK: 1659673

Legal Description:

Owners Name:
Address::

Parcel 1D:  00536170-00000C Physical Location: KEY LARGOC
LAKE SURPRISE ESTATES PB4-162 KEY LARGO LOT 40 B
MANDALAY BAY TRADING COMPANY INC
P C BOX 2506 KEY LARGO, Fl. 33037

K 7 & ADJ R-0-W OR417-524 OR820

AK: 1651877

Legal Description:

QDwners Name:
Address:.

Parcel 1D;  0D532700-000000 Physical Location: KEY LARGC
8K 51T 12 B C MORENC SUB PB1-138 KEY LARGO G38-27
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
4706 N ROOSEVELT BLVD SUITE ¢ KEY WEST, FL 33040

51276 OR1105-482PR{JB) OR1108-35

AK: 1651834

Legai Description:

Owners Name:
Addressi

Parcel ID:  00532660-000000 Physical Location: KEY LARGOC
£K 5 LT 8 B C MORENO SUB PB1-138 KEY LARGO OR597-7 40 OR2102-2230/31
BOARD OF TRS OF THE INT MP TRUST FD OF ELA C/O FLA DEPT OF ENV PRC - DIV OF STATE LANDS
3900 COMMONWEALTH BLVD MLSTN 115 TALLAHASSEE, FL 32399-3000

AK: 1082631

Legal Description:

Dwnaers Name:
Address::

Parcel ip:  00083970-0000C0 Physical Location: 106003 OVERSEAS HWY 138 KEY LARGO

6.61-40 ISLAND OF KEY LARGO PTLOTS 6-12-13 OR 463-879 OR735-585 OR735-586-588 (
NORTHSTAR RESORT ENTERPRISES CORP

9261 SW 140TH STREET MIAMI, FL 33176

AK: 1092584

i.egal Description:

Owners Mame:
Agdress::

Parcel 15:  00083930-000000 Physical Location: KEY LARGO

& 61 40 ISLAND OF KEY LARGO PB1-868 PTLOTS 3-5
DOT/ST.OF FL (STATE ROAD DEPARTMENT)

G6-42

TALLAHASSEE, FL 32399

AK: 1653428

Legal Description:

Dwners Name:
Agddress:

Parcet1D;  00535820-000000 Physical Location: 1056130 OVERSEAS HWY KEY LARGO
{ AKE SURPRISE ESTATES PB4-162 KEY LARGO LOTS 15-18 & LOTS 45-48 BK 7 OR438-178 OR4}
PHANTOM OF KEY LARGO INC

556 MARTIN LUTHER KING BLVD YOUNGSTOWN, O 44502

Thursday, March 2, 2006

Page 2 of 3



AK: 1651664

Legal Deseription:

Qwners Name!
Address::

parcet 1:  00532480-000C00 Physicai Location: KEY LARGO
BK 4 LT 15 B C MORENQ SUB PB1-138 KEY LARGO OR77-2
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
3706 N ROQSEVELT BLVD SUITE 1 KEY WEST, Fl. 33040

9% OR617-21/22Q ORB66-880D/C OR

AK: 1656500

Legat Description:

Owners Name:
Address::

Parcef tD;  00532880-000000 Physical Location: 106010 OVERSEAS HWY KEY LARGC

BK 1 LT 26 LARGO HI-LANDS PB4-89 KEY LARGQ OR510-4 32 OR791-1700 OR1031-1141/42WiLL
NO NAME DIVERS INC

803 SCHOOL AVE SARASOTA, FL 34237

AK: 1651672

Legal Description:

Qwners Name:
Address::

parcel 1B:  00532500-0000C0 Physical Location: KEY LARGO
BK 4 LT 16 B C MORENQC SUB PB1-138 KEY LARGO OR77-2
MONROE COUNTY COMPREHENSIVE PLAN LAND AUTHORITY
3708 N ROOSEVELT BLVD SUITE 1 KEY WEST, FL 33040

99 OR617-21/22Q OR8866-880D/C O}

AK: 1092568

l.egal Description:

Owmners Name:
Addresst

Earcel 1:  00083910-000000 Physical Location: KEY LARGC

8 61 40 AG1008-08 ISLAND OF KEY LARGO PB 4-130 NW1 /4 OF SW1/4 OR TR 8 OR283-100-10¢
TUTF/ONR - DIV REC & PARKS JOHN PENNEKAMP CORAL REEF (Fi PARKS & MEMORIALS)

2%DNR DOUGLAS BLDG TALLAHASSEE, FL 32389-3000

AK: 1092606

Legai Description:

QOwners Name:
Address::

Parcet ID:  GO083950-000000 Physical Location: KEY LARGO
& 61 40 ISLAND OF KEY LARGO PTLTS 12& 13 (5.56AC
ADAMS DELFINA P & GILL JOSE J PEREZ CO-TRS (REV TR AG 8-8-98)
6900 SW 72 STREET MIAME, FL 33143

) OR407-1047 OR1306-744D/C(LG) O

AK: 1092860

{egal Description:

Owners Name:
Address::

Parced 1D:  00084210-00C00C Physical Location: KEY LARGO
164 30 AB1901-08 ISLAND OF KEY LARGOQ PT LOTS 8-8-
DOT/ST.OF FL (STATE ROAD DEPARTMENT)

10-21-28 PB 1-88 G6-42

TALLAHASSEE, FL 32398

Thursday, March 2, 2006

Page 30f 3
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APPENDIX E

Affordable Homes - Amendment io Major Conditional Use

Ve Crsig Compary



_—
-

Florida Department of Transportation

JEB BUSH District 6 Permit Office DENVER J. STUTLER, JR.
GOVERNOR 1600 N.W. 11 Avenue, Room 6207 SECRETARY
' Miami, Flerida 33172-5800
Telephone (305) 470-5367
Fax (305) 470-5443

March 3, 2006

Director Upper Keys Planning Team
Monroe County Planning Department
Plantation Key Government Center
88800 Overseas Highway

Tavemier, FI. 33070

SUBJECT: Affordable Housing (Fiorida Keys RV)
106003 Overseas Highway, MM 106

Dear Sir:

The Department has reviewed the information recently submitted for the above referenced

project. The proposed site will require an access permit and a drainage permit from the
Department.

The Department no longer performs conceptual reviews since Florida Administrative Codes
Rule Chapter 14-96 was amended. Non-binding pre application meeting are held weekly in
which staff are available to meet with you to give preliminary comments and provide
guidance in the permit application process; such meeting is recommended.

Please submit the required permit application or schedule a pre-application meeting at your
earliest convenience. If you have any further questions, please call me or Mr. Samael
Estevez, Permits Engineer at (305) 470-5367.

Sincerely,

MEW
Ali Al-Said, P.E.

District Permits Engineer

MAR 10 2005

THE CRATG CON
KEYWEST 1 ANY

cc: Walter McDowell
File

=)

www.dot.state.fl.us



FLORIDA KEYS ELECTRIC COOPERATIVE
ASSOCIATION, INC.- FKEC

91605 OVERSEAS HIGHWAY P.O. BOX 377, TAVERNIER, FL 33070-0377 PHONE (305) 852-2431 FAX: (305) 852-4794

February 20, 2006

Director of Upper Keys Planning Team
Monroe County Planning Department
Plantation Key Government Center
88800 Overseas Highway

Tavemier, FL 33070

Re:  Letter of Coordination — Affordable Housing (Fiorida Keys RV)

The facilities and operations of Florida Keys Electric Cooperative Association, Inc. (FKEC) are designed to
accommodate normal electrical load growth, providing sufficient energy is available from our mainland
supplier. FKEC anticipates no significant problems in providing power to project referenced above.

If three-phase service is required, this may result in extra costs to be borne by the developer.
Easements may be required.

Provide three sets of plans including complete electrical load calculations for the proposed project.
We can then execute a meter location. :

FKEC policy dictates that the property owner for us to serve must obtain all necessary governmental
permits.

Sincerely,

Keith Kropf
Systeim Engineer
rb

cc: John M. Burch
Scott Newberry
Donald L. Craig, The Craig Company



Department of |
Environmental Protection

, South District, Marathon Branch Office -
jebBush : _ 2796 Overseas Highway, Suite 221 - Colleen M. Castille
Governor _ - Marathon, Florida 330504276 . . + Secretary
, Telephone 305/289-2310

o . February 16, 2006
Director Upper Keys Planning Team '
Monroe County Planning Department
Plantation Government Center
. 88800 Overseas Hwy.
“Tavernier , FL. 33070

Re: Monroe County - ERP
Florida Keys EMA
Florida Keys RV, Key Largo

Dear Si/Madam:

This letter is in response to a request for a letter of coordination by The Craig Company dated January 13, 2006 ,
teceived by the Department January 24, 2000. A review of their submittal indicates that the proposed
construction activities may require permits from the South Florida Water Management District (SFWMD).

The Department and the Water Management districts have executed Operating Agreements that divide
responsibilities for processing environmental resource permit applications in accordance with the type of
activity involved. This division of responsibilities is summarized in Attachment 1 of the “Joinr Application for

Environmental Resource Permit/Authorization to use Sovereign Submerged State Lands/Federal: Dredge and
Fill Permit” packet. '

From initial review of the submitted plans, it appears that the project involves a larger plan of development®
(over four upland living units) and should be processed by the South Florida Water Management District.
Enclosed is a Joint Application for Environmental Resource Permit/ Authorization to use Sovereign Submerged
State Lands/Federal Dredge and Fill Permit packet. Please submit the application to the following address:

South Florida Management District _ .
P. O. Box 24680 : !
West Palm Beach, Florida 33416-4680 '

If you have any questions regarding the application you may contact Ron Peekstock of the SFWMD at (561)
686-8800. If you have any additional questions you may contact me at the letterhead address or by telephone at
(305) 289-2310 or via E-mail at Darla.Jean. Wiiliams @dep state.fl.us.

Sincerely,

' Darla Williams
Environmental Specialist I -
Submerged Lands and

: Environmental Resources Program
GK/dw ’
“More Protection, Less Process™

Printed on recycied paper.



¥ SourH FLORIDA WATER MANAGEMENT DISTRICT

3301 Gun Club Road, West Palm Beach, Florida 33406 « (561) 686-8800 + FL WATS 1-800-432.2045 » TDD {561) 697-2574
Mailing Address: P.O. Box 24680, West Palm Beach, FL 334164680 * wwwsfwmd., gov

CON 24-06

Environmental Resource Regulation Department
February 7, 2006

Director, Upper Keys Planning Team
Monroe County Planning Department
Plantation Key Government Center
88800 Overseas Highway

Tavernier, FL 33070

Dear Director:

Subject: Affordable Housing (Florida Keys RV), Mile Marker 106, Monroe County

District staff has reviewed the information submitted on January 23, 2006 regarding the
above referenced project. Based on the submitted information, it appears that an
Environmental Resource Permit will be required. This determination was based upon the
total site acreage and proposed impervious area. If you wish to schedule a pre-application
meeting to discuss the project and permitting requirements, please contact this office.

Sinceggly,

Carlos de Rojas, P.E.
Senior Supervising Engineer
Surface Water Management Division

CDR

c: Monroe County Engineer
£d Koconis — Monroe County Planning Department
The:Craig-Company — Mr. Don Craig.

GOVERNING BoARD Execurive Grrice
Kevin McCarty, Chair Alice J. Carlson Lennart E. Lindahl, P.E. Carol Ann Wehle, Executive Director
Irela M. Bagué, Vice-Chair Michaet Collins Harkley R. Thornton

Pamela Brooks-Thomas Nicolds §. Gutiérrez, Jr., Esq. Malcolm 5. Wade, Ir.



BOARD OF COUNTY COMMISSIONERS
Mayor Charles "Sonny” McCay, District 3
Mayor Pro Tem Murray E. Nelson, District 5
George Neugent, District 2

Dixie M, Spehar, District 1

David P. Rice, District 4

OUNTY or MONROE

KEY WEST FLORIDA 33040
£305) 294-4541

Solid Waste Management m E@ E “ E@Z gE f—q
1100 Simonton Street, Room 2-231 i 1};“ i‘;\
Key West, F1. 33040 1\ j\i £33 85 s i;‘_J}

February 2, 2006

Mr. Donald L. Craig, AICP
The Craig Company
Post Office Box 970
Key West, FL 33041

Re: Affordable Housing (Florida Keys RV) - Coordination

Dear Mr. Craig:

The proposed plan for your project; including demolition waste, waste reduction,

and recycling; shows adequate provision for solid waste and recycling
management.

Keys Sanitary is available to assist in the set up of any additional recycling
services. Please call (305) 451-2025 for assistance.

Sincerely,

(ool 2 Cot

Carol A. Cobb, CPM, Sr. Administrator
Solid Waste Management

CAC/mg

cc: Nicole Petrick, Planning Commission Coordinator
via fax {(x2536)



FLORIDA DEPARTMENT OF

Jeb Bush ' M. Rony Frangois, M.D., M.S P.H,, Ph.D.

Governor Secretary

January 26, 2006
Donald L. Craig, AICP

The Craig Company
P.O. Box 970
Key West, Florida 33041-0970

Re: Northstar Resort Enterprises

Letter of Coordination
Dear Mr. Craig,

This letter will acknowledge receipt of your recent request for a letter of
coordination for the proposed project that amends a major conditional use granted for

the Florida Keys RV Park located at 106003 Overseas Highway. We provide these
comments.

The Monroe County Health Department is the permitting authority for new
establishments that produce domestic wastewater flows less than or equal to 10,000
gallons per day, and new establishments producing commercial wastewater sewage
flows of less than or equal to 5,000 galions per day. Establishments that exceed these
estimated fiows are regulated by the Florida Department of Environmental Protection.

A complete Plan Review to determine compliance with the provisions of chapter
64E-6 of the Florida Administrative Code, and Chapter 381 of the Florida Statutes is
required when a completed application with all required documents is submitted to this
department. The proposed onsite sewage treatment and disposal system must comply

“with the minimum requirements that are in effect at the time the application is submitted.

If you have any questions concerning this matter, please contact this office
at any time. Your cooperation with the public health program of Monroe County and the

State of Florida is greatly appreciated.

William Brookman MPH
Environmental Specialist

ours truly,

CC: Director Upper Keys Planning Team

MONROE COUNTY HEALTH DEPARTMENT biviston of
Environmental Health Services
85960 Overseas Highway Suite 5
Islamorada, Florida 33036
Phone: (305) 853-1900 FAX: (305) 853-1909




Mary L. Rice
_ Chairman
Marathon

Florida Keys 27 o
Aqueduct Authority [T E

Key West

;% a Z, Herrera
Post Office Box 1239 —p i etary/Treasurer
1100 Kennedy Drive ’3* ikland Key
Key West, Rorida 33041-1239 u Lo M. Dell
Telephone (305) 296-2454 i

www.fiaa.com

January 23, 2006 James C. Reynolds

Executive Director

Donald Craig

The Craig Company
P.O.Box 970

Key West, FL. 33041-0970

RE: FKAA Account # 020714 -Florida Keys RV Park
Proposed Northstar Development 106003 Overseas Hwy., Key Largo, FL.

Dear Mr. Craig:

This letter will serve as proof that a preliminary coordination process has begun.

Our records indicate that there is a 6” water main located in front of the above referenced
site on US - 1 and it appears adequate to serve this project. Should Fire hydrants be
required a tap upgrade may be necessary. However a final determination cannot made
until a complete set of Architectural and Civil plans have been reviewed.

Your project will involve some demolition work Please contact Ms. Kip Waite at 305-
296-2454 ext. 6106 in order to receive credit for the existing water using fixtures.

Should you have any questions or require any further information please feel free to ask.

Sincerely Yours,

FLORIDA KEYS AQUEDUCT AUTHORITY
;7 )

Edgar F. Nicolle, Jr.

Distribution Design Manager

EFN/cma

ce! Margaret Gil, Customer Service Manager KW
Kip Waite, Administrative Assistant/SDF



The Crsig Compery

Comprehensive Planning
Resort/Tourism Planning
Land Use Regulation
Development Feasibility

Site Design
Expert Witness
Mr. WwWinston Hobgood Mailing address: P.O. Box 970
. N . N Key W FL 33041-0870

US Fish & Wildlife Service ey West,
1339 20th Street Office location: 600 White St.
Vero Beach, FL 32960 Key West, FL 33040
Ph;):ne: 305/294-1515
. . : : ax: 305/292-1525
Sétgggingﬁfggdabie Housing (Florida Keys RV) E-mait: don@craigeompany.com

Dear Mr. Hobgood:

On behalf of our client, Northstar Resort Enterprises Corp., we are submitting an
application to Monroe County for an Amendment to Maijor Conditional Use to amend
the existing development of the site as shown on the attached site plan. Pursuant to

Monroe County's development approval process we are requesting a letter of
coordination regarding the Amendment. _

Florida Keys RV is located at 106003 Overseas Highway, MM 106, RE# 00083970-
000000. Enclosed are a survey of the property, location map and aerial photograph of

the site, other photographs of the site and the US Fish and Wildlife Request for
Coordination form.

The site will be modified to include a two phase project as shown on the enclosed site
plan. Phase | includes 13 market rate residential units, 47 affordable housing units
and 31 recreational vehicle (RV) sites, including pools, tiki hut, beach area, sewer
treatment plants and an existing clubhouse. Phase il replaces the 31 RV sites with
sixteen (16) affordable housing units. After completion of Phase |l, the project is
planned to contain 13 market rate residential units, 63 affordable housing units, pool,
tiki hut, beach area and sewer treatment plants.

Please review the enclosed documentation with reference to your area of expertise
and send your approval/comments to: '

Director Upper Keys Planning Team
Monroe County Planning Department
Plantation Key Government Center
88800 Overseas Highway

Tavernier, FL 33070

" Please send me a copy of your letter in the attached self-addressed envelope. If you
have any questions, please feel free to call. Thank you.

Very truly yours,

d L. Craig, AICP
Clhir

Enclosures

o WAilact » Rrarbanrvidaa



Site Map - Florida Keys RV Resort
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Request For
U. S. Fish and Wildlife Service Technical Assistance in Coordination
with the Federal Emergency Management Agency (FEMA)
Monroe County Growth Management Program

THE FOLLOWING INFORMATION SHOULD BE SUBMITTED TO ALLOW A TIMELY REVIEW OF YOUR
PROJECT PROPGSAL. PLEASE ALLOW 36 DAYS FOR A WRITTEN RESPONSE FROM OUR OFFICE.

Form Winston Hobgood
Must Be FWS, South Florida Ecological Services Office,
MAILED TO: 1339 20™ Street, Vero Beach, FL. 32960-3559

PLEASE PRINT CLEARLY OR TYPE; USE ADDITIONAL SHEETS IF NECESSARY.

1. Property Owner Name; Nortthstar Resort Enterprises Corp

Address: 9261 SW 140" Street. Miami, Florida 33176

" Phone Number: (786)293-8919 " Fax Number: (786) 293-4952
2. Agent Name (if applicable: The Craig Company, Donald L. Craig, Barbara Mitchell, Tom Williams

Address: Physical: 600 White Street, Key West, FI. 33040 Mailing: P.O. Box 970, Key West, FL
33041-0970

Phone Number: (303) 294-1 51 S Fax Number: (305)292-1525

3. Property Location Street (w/mumber if known): 106003 Overseas Highway, Key Largo
Lot: Block: Subdivision: Refer to attached legal description.

“Key: Key Largo Mile Marker: 106 RE Number (Required). 00083970-000000

4 Detailed directions to the site. Submit a legible map. Refer to attached location map and aerial

5. Description of project: (for example: single-family residence, swimming pool; fenceetc . . . )
The proposed use of the site is two phased. Phase 1 includes 13 market rate residential units, 47 aﬁ'ordable
housing units, 31 recreational vehicle (RV) sites, pools, tiki hut, beach area, sewer treatment plants and an
existing clubhouse. Phase II replaces the 31 RV sites with 16 affordable housing units. After completion
of Phase I1, the project is planned to contain 13 market rate residential units, 63 affordable housing units,
pool, tiki hut, beach area and sewer treatment plants. Please refer to the attached site plan.

6. Description of site conditions: REQUIRED: include a formal biological assessment or “Current
Site Conditions™ letter from municipality). The site is developed and disturbed.

7. Submit a site plan that accurately depicts the final design of the project. Plans canbe

engineered or clearly/accurately hand-drawn. Information submitted will not be returned. Refer to
attached site plan, :

8. Additional information: Ifland is vegetated, pleaSe provide a vegetation survey (from

consulting biologist) and photographs, if available. If not vegetated, photographs of the property

will suffice. The site is developed and disturbed. Enclosed are photographs of the site.
Version: 02/11/04
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Comprehensive Planning
Resort/Tourism Planning
Land Use Regulation
Development Feasibility

Site Design
Expert Witness
Mailing ;ddress: P. Q. 0Bm( 970
ey West, FL. 33041-0970
Mr. Paul Kruger rion: 600 Whie S
Field Biologist Office location: hite St.
. Key West, FL. 33040
US Army Corps of Engineers ey es
e o e
2796 Overseas Hwy. E-mall: don@crai -
? : aigcompany.com
Marathon, Florida 33050

Subject: Affordable Housing (Florida Keys RV) - Coordination
Dear Mr. Kruger:

On behalf of our client, Northstar Resort Enterprises Corp., we are submitting an
application to Monroe County for an Amendment to Major Conditional Use to amend
the existing development of the site as shown on the attached site plan. Pursuant o

Monroe County’s development approval process we are requesting a letter of
coordination regarding the Amendment.

Florida Keys RV is located at 106003 Overseas Highway, MM 106, RE# 00083970-

000000. Enciosed are a survey of the property, location map and aerial photograph of
the site.

The site will be modified to include a two phase project as shown on the enciosed site
plan. Phase | includes 13 market rate residential units, 47 affordable housing units
and 31 recreational vehicle (RV) sites, including pools, tiki hut, beach area, sewer
treatment plants and an existing clubhouse. Phase il replaces the 31 RV sites with
sixteen (16) affordable housing units. After completion of Phase ii, the project is
planned to contain 13 market rate residential units, 63 affordabie housing units, pool,
tiki hut; beach area and sewer treatment plants.

Please review the enclosed documentation with reference to your area of expertise
and send your approval/comments to:

Director Upper Keys Planning Team
Monroe County Planning Department
Plantation Key Government Center

88800 Overseas Highway
Tavernier, FL 33070

Please send me a copy of your letter in the attached self-addressed envelope. If you
have any questions, please feel free to call. Thank you.

Very truly yours,
onald L. Craig, AICP

DLC/r

Enclosures

Ko YAioet « Draclonridme
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Comprehensive Planning
Resort/Tourism Planning

l.and Use Regulation
Development Feasibility
Site Design
Expert Witness
Mr Wa“y Romero Mailing address: P. 0. Box 970
; . ' Key West, FL 33041-0970

Monrc:»e%d County Fire Marshal o o
360 63" Street ce location: White St.
Key West, FL 33040

Marathon, FL 33050 ey e

Phone: 305/294-1515
i - i i Fax: 305/292-1525
gtﬁjecéboﬁgg‘gﬁggie Housing (Florida Keys E-mal: jodell@oai0ompasay.otm

Dear Mr. Romero:

On behalf of our client, Northstar Resort Enterprises Corp., we are submitting an
application to Monroe County for an Amendment to Major Conditional Use to amend
the existing development of the site as shown on the attached site plan. Pursuant to
Monroe County's development approval process we are requesting a letter of
coordination regarding the Amendment, :

Florida Keys RV is located at 106003 Overseas Highway, MM 106, RE# 00083970-

000000. Enclosed are a survey of the property, location map and aerial photograph of
the site.

The site will be modified to include a two phase project as shown on the enclosed site
plan. Phase | includes 13 market rate residential units, 47 affordable housing units
and 31 recreational vehicle (RV) sites, including pools, tiki hut, beach area, sewer
treatment plants and an existing clubhouse. Phase Il replaces the 31 RV sites with
sixteen (16) affordable housing units. After completion of Phase |Il, the project is
planned to contain 13 market rate residential units, 63 affordable housing units, pool,
tiki hut, beach area and sewer treatment plants.

Please review the enclosed documentation with reference to your area of expertise |
and send your approval/comments to: :

Director Upper Keys Planning Team
Monroe County Pianning Department
Plantation Key Government Center
88800 Overseas Highway

Tavernier, FL. 33070

. Please send me a copy of your letter in the attached self-addressed envelope. If you
have any questions, please feel free to call. Thank you.

Enclosures

Wearr Waet « Rrankaaridas



APPENDIX F

Affordable Homes - Amendment to Major Conditional Use

The G Compnsy



PLEASE REFER TO THE ATTACHED LARGE SCALE PLANS
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\ TRANSPORT ANALYSIS PROFESSIONALS, INC.

§701 S.W. 1374h AVENUE + SUITE 210 » MIAMI, FL 33183-4498 « TEL 30573850777 « FAX 305/385-9997
S
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FEDEX
December 21, 2003

=

Mr. Donald L. Craig

. L‘“fg;—-—- f
The Craig Company “fﬁﬁmw
The Key West Armory R ,
600 White Street

Key West, Florida 33041

RE: Northstar Resort and Northstar Homes — Key Largo
Traffic Generation Letter/Report

Dear Mr. Craig:

Per your request, we have reviewed the information you recently sent us regarding the Northstar
Resort and the Northstar Homes. We understand the following:

The Northstar Resort Enterprises, Corporation (the developer) is proposing to redevelop property
Jocated along the bayside of US 1 near Mile Marker 99 in Key Largo. The new resort will include a
tennis court, pool, boat slips, a gym, and a restaurant/lounge, to name a few of the ancillary uses. The
development had been previously approved by the County under Resolution No. P47-03 as an 89-
room resori/hotel. The developer now wants to increase the site by adding 49 units, which brings the
total to 138 condo/hotel rooms (resort hotel).

A companion application involves the transfer of mobile home sites from property the developer
owns near Mile Matker 106 (currently known as The Florida Keys RV Resort) to another parcel. A
Major Conditional Use Development Order No. 04-04 established the eligibility to transfer mobile
home units to the RV park at MM 106. A Minor Conditional Use Development Order No. 05-04
allowed the transfer of 47 mobile home units to the RV park at MM 106. Planning Commission
Resolution P56-03 established that there were/are 126 RV sites at the MM 106 site, which could be
transferred to the proposed resort at MM 99 and elsewhere at a future date. Resolution No. 56-03
allowed the transfer of 77 RV spaces to the Resort at MM 99. Tt is understood that the RV park was
in full operation during the County’s annual travel time runs in 2005 by URS.

TRIP GENERATION

For trip generation purposes, new trips will occur from the addition of the 49 condo/hotel units at
MM 99 and a decrease in trips by removing 126 RV sites at MM 106. However, 76 single family
homes of which, 63 are affordable units, will be constructed at the RV site at MM 106, which leaves

a reduction of 50 units at MM 106 (126-76 = 50) and a net loss of 1 unit (50-49 = 1) total between
the two sites.

Pianning » Design ond Engineering = Accident Reconstuction » State of Florida EB 3764



Mr. Donald L. Craig
December 21, 2005
Page 2

MM 99 Site:

e Original application approved 89 units

e New application is for 138 new units of which 89 have been approved
e Net gain of units is 49 (138-89 = 49)

MM 106 Site:

o FExisting and acknowledged RV (mobile home) spaces = 126
¢ New development to put in 76 single family homes
e Net loss of units is 50 (126-76 = 50)

Summary of units:

o Units gained is 49 at MM 99
e Units lost is 50 at MM 106
¢ Net loss between both sites is one unit

The average ITE daily rate (from a weekly average) for a resort hotel is 4.89 trips per unit per day
(240 tpd/49 = 4.89. The average daily rate (from a weekly average) for an RV (mobile home) unit is
4.9 trips per day 245 tpd/50 = 4.9) and coincidentally almost identical to the resort hotel rate (the ITE
data are attached). Hence, there should be no new daily trips associated with the proposed Northstar
Resort Hotel at MM 99 along with the exchange of units from the Northstar Homes’ site at MM 106.

If additional information is needed, please contact me at your convenience,

Sincerely,

TRANSPORT ANALYSIS PROFESSIONALS, INC.

Richard P. Eichinger
Senior Traffic Engineer

RPE/ja/5788
Enclosures



Summary of Trip Generation Calculation

For 49 Rooms of Resort Hotel

December 21, 2005

Average Standard Bdijustment Driveway

Rate Deviation Factor Volume

Avg. Weekday Z-Way Volume 0.00 0.00C 1.0¢ ¢
7-9 mM Peak Hour Enter 0.22 .00 1.00 11
7-9 BM Peak Hour Exit 0.09 0.00 1.60 4
7-9 aM Peak Hour Total 0.31 0.57 1.00 15
4-6 PM PFeak Hour Enter 0.18 0.00 1.00 S
4-6 PM Peak Hour Exit 0,24 0.00 1.00 iz
4-6 PM Peak Hour Total G.42 0.65 1.00 21
AM Pk Hr, Generator, Enter 0.26 0.00 1.60 13
AM Pk Hr, Generator, Bxilt 0.15 0.60 1.00 7
AM Pk Hr, Generator, Total 0.41 0.64 1.00 20
PM Pk Hr, Generator, Enter 0.26 0.00 1.00 13
PM Pk Hr, Generator, Exit 0.26 0.00 1.00 13
PM Pk Hr, Generator, Total G.5%1 0.72 1.00 25
Saturday 2-Way Volume G.GOo G.00 1.00 ¢
Saturday Peak Hour Enter .00 G.00 1.00 G
Saturday Peak Hour Exit 0.00 0.00 1.00 0
Saturday Peak Hour Total 0.00 0.00 1.00 0
Sunday 2-Way Volume 0.00 0.00 1.00 0
Sunday Peak Hour Enter 0.06C 0.00C 1.00 G
Sunday Peak Hour Exit 0.00 .00 1.00 0
Sunday Peak Hour Total 0.00 .60 1.00 0

Note: A zero indicates no data available,
: Institute of Transportation Engineers

Source

Trip Generation,

TRIP GENERATION BY MICROTRANS

7th Edition, 2003.
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Summary of Trip Generation Calculation

For 50 Vehicles of Mobile Home Park

December 21, 2005

Average Standard  Adjustment Driveway
Rate Deviation Factor Volume
Avg. Weekday 2-Way Volume 3.38 1.91 1.00 169
7-9 AM Peak Hour Enter (.04 ¢.00 1.00 2
7-9 AM Peak Hour Exit 0.23 G.00C 1.60 12
-9 AM Peak Hour Total 0.27 0.54 1.00 14
4-6 PM Peak Hour Enter 0.23 0.00 1.00 iz
4-6 PM Peak Hour Exit 0.13 0.00 1.00 7
4-~6 PM Peak Hour Total 0.36 0.61 1.00 18 /9
DM Pk Hr, Generator, Enter 0.07 0.00 1.00 4
AM Pk Hr, Generator, Exit 0.21 Cc.Qo0 1.00 11
BM Pk Hr, Generator, Total 0.28 0.54 1.00 id
PM Pk Hr, Generator, Enter 0.23 0.00 1.00 12
PM Pk Hr, Generater, Exit 0.14 0.00 1.00 7
PM Pk Hr, Generatoer, Total 0.37 0.62 1.00 19
Saturday 2-Way Volume 3.43 1.94 1.00 172
Saturday Peak Hour Enter 0,17 0.00 1.00 9
Saturday Peak Hour Exit 0.15 0.00 1.00 8
Saturday Peak Hour Total 0.32 G.57 1.00 i6
Sunday 2-Way Volume 2.94 1.79 1.00 147
Sunday Peak Hour Enter 0.15 0.0¢ 1.00 8
Sunday Peak Hour Exit 0.14 0.G0 1.980 7
Sunday Peak Hour Total 0.29 0.54 1.60 14
Note: A zero indicates no data available.
‘Scurce: Institute of Transportation Engineers
Trip Generation, 7th Edition, 2003.
TRIP GENERATION BY MICROTRANS
Werlesly Alerécs
~ .
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Growih Management Division
2798 Overseas Highway

Suite 400

Marathon, Florida 33050
Voice: (305) 289-2500

FAX: €305) 289-2536

Board of County Commissioners
Mayor Murray E. Nelson, Dist. 5
Mayor Pro Tem David P. Rice, Dist.4
Commissioner Dixie Spehar, Dist. 1
Commissioner George Neugent, Dist. 2

January 5, 2004

Owen Trepanier

The Craig Company

PO Box 372

Key West, FL 33041-0372

SUBJECT: PRE-APPLICATION CONFERENCE FOR THE TRANSFER OF 47 TREs
FROM NORTHSTAR RESORT, LOCATED AT 99500 OVERSEAS HIGHWAY, RE#
0008794.000100,  00087970.000100,  00088020.000000,  00088030.000000, AND

00088040.000000 TO FLORIDA KEYS RV PARK LOCATED AT 106003 OVERSEAS
HIGHWAY, RE# 00083970.000000.

Pursuant to Monroe County Code Section 9.5-43, this document shall constitute a letter of
understanding. On December 10, 2003, a pre-application conference regarding the subject was
held at the Monroe County Planning Department offices in Plantation Key. Attendees of the
meeting included Owen Trepanier, a consultant representing Northstar Resort Enterprises
Corporation (hereafter referred to as “the Applicant”); and Heather Cotton, Planner and Jerry
Buckley, Senior Planner (hereafter referred to as “Staff”).

Materials presented for review prior to the meeting included:

A) A Pre Application Conference Request Form

B) Description of proposed transfer of ROGO exempt units

C) Land Use District Map (sender and reciever sites)

D) Ariel photographs (sender and reciever sites)

E) A series of preexisting controling documents (sender and reciever sites)

F) Property record cards and legal descriptions (sender and reciever sites)

G) Documentation of operational permits and licenses (sender and reciever sites)
H) Photographs of Florida Keys R.V. Resort (reciever site)

D Vegetation survey and site plan for Florida Keys R.V. Resort (reciever site)
1)) Survey (sender and reciever sites)

At the meeting the following items were discussed:

1. The applicant expressed an interest in transferring 47 residential ROGO exemption units
(TREs) off-site from the future location of Northstar Resort Hotel to Florida Keys R.V.
Resort. The Northstar site is comprised of five contiguous properties, hereafter known as
the sender site. Florida Keys R.V. Resort is comprised of one parcel, and is hereafter
referred to as the receiver site. The two sites, encompassing all six parcels, are currently

Page 1 of 3

Commissioner Charles “Sonny” McCoy, Dist. 3



under the ownership of Northstar Resort Enterprises Corporatiun.

. Northstar consists of five aggregated parcels, which collectively amount to 8.2 acres.
Parcel “A” (formerly Pugliese Parcel) is vacant. Parcel “B” (formerly Legris Parcel} had
a boat rental and RV storage business, as well as a two-story residence and a 1,630 sq. fi.
storage shed. Parcel “C” (Blue Lagoon Parcel) contained the Blue Lagoon Resort. The
Blue Lagoon Resort had a valid operating permit (documentation provided) from the
Department of Health and Rehabilitative Services for 45 mobile homes, which were
accounted for in the 1988 Monroe County Mobile Home and RV Study, as well as a hotel
license for a 12-unit motel. There are several commercial structures on the parcel as well:
a 775 sq. fi. building used as a used car sales office and car wash; the vacant Blue Moon
Café consisting of 1,080 square feet and the Blue Lagoon office containing 1,433 square
feet. The forth parcel, is a 4,308 sq. ft. commercial building currently operated as the Big

Fish Grill restaurant (formerly Mary and Stan’s restaurant) and a one-story concrete
residence.

. The receiver site is the location of the former Florida Keys R.V. Resort, a 9.8 acre parcel,
located at mile marker 106 in Key Largo. On September 26" 2003, Monroe County
Planning Commission approved, as indicated in Resolution P55-03 (currently under
appeal), the transfer of 126 RV spaces off-site. The site also contains a license for
thirteen mobile homes that were not part of the transfer.

. The current request is part of an ongoing project, which was approved by the Monroe
County Planning Commission, as indicated in Resolution P47-03 (currently under
appeal), to permit the development of an 89 unit resort hotel on the Northstar property.
As mentioned above, the site contains a combination of commercial and residential uses,
including a 12 unit motel. In order to develop the total number of hotel units, seventy-
seven transient (TRE) units were transferred on-site from Florida Keys RV Resort. On
September 24™ 2003, as indicated in Resolution P55-03 and P56-03 (currently under
appeal), the Monroe County Planning Commission granted approval for the transfer off-
site of 126 transient units from Florida Keys R.V. Resort of which Northstar Resort

received 77 of those units. The other 49 transient units are being held in reserve until a
suitable recelver site is located.

. The current request to transfer 47 residential ROGO exempt (TRE) units from Northstar
to the Florida Keys R.V. Resort is being made in lieu of condition number ten of
Resolution P47-03, which states, “Not less than ten (10} and not more than twenty (20)
newly constructed affordable housing employee housing units consistent with Sections
9.5-4(A-5) and 9.5-4(E-1) shall be constructed off-site. The employee units shall be
completed prior to the issuance of a Certificate of Occupancy for the Northstar Hotel.”

An application for development approval for the transfer of ROGO exemption units as a

minor conditional use shall be required for both the sender and receiver sites. The fee for
each application is $700.00

. The current Monroe County land use district map indicates both properties are located
within Sub Urban Commercial (SC) land use districts and the future land use map
(FLUM) shows the both properties to be Mixed Use/Commercial (MC). In addition, both

Page 2 0of 3



the receiver site and the sender site are located within the same ROGO sub-area.

. Current Monroe County Code Section 9.5-235 permits employee housing within a Sub

Urban Commercial (SC) land use district. It is the applicant’s intent to provide affordable
employee housing. Therefore, as stated in Section 9.5-266(a)1(b), employee housing
developed within a Sub Urban Commercial (SC) land use district permits a maximum of
fifteen dwelling units per acre. It should be noted that in addition to the application
required for the transfer and receivership of residential units, a major conditional use
application will be required for the development of those units at the receiver site.

. The biologist has determined that the receiver site is disturbed with some scattered native

trees and is considered equivalent to the sender site in terms of environmental sensitivity.
There is no hammock located on the property. Furthermore, based on the plans and
material submitted, the receiver site shall not garner any negative points when evaluated
pursuant to Section 9.5-122.3(a)(7), (8),and (9).

Pursuant to Section 9.5-43 of the Monroe County Code, you are to rely upon the representations
set forth in this letter of understanding as accurate under the regulations currently in effect.
However, the Planning Department acknowledges that all items required as part of the
application for development approval may not have been addressed at the December 10% 2003
meeting, and consequently reserves the right for additional department comment.

We trust that this information is of assistance. If you have any questions regarding the content of

this letter, or if we may be able to further assist you with your project, please feel free to contact
our office at {305) 289-2500.

Sincerely,

K Mhotes

K. Marlene Conaway
Director of Planning and Environmental Resources

Cce:

Tim McGarry, Director Growth Management

Ervin Higgs, Property Appraiser

Donald Craig, AICP

David Dacquisto, Upper Keys Island Planning Team Director
Aref Joulani, Senior Administrator

Niko Reisinger, Biologist

Heather Cotton, Planner

Page 3 0f3
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ement Diyigi Board of County Commissioners
27?8 Overseas Highway Mayor Charles “Sonny” McCoy, Dast, 3
Suits #400 ) Mayor Pro Tem Dixie Spehar, Dist. §
Marathon, Florida 33050 Comm. Murray Nelson, Dist. 5
Voice: (305) 289-2500 Comim. George Neugent, Dist 2
FAX: (305) 289-2536 Corm Bertlimenez, Dist. 4
September 20, 2002
Mzr. Don Craig, AICP
The Craig Company
P.O.Box 372
Key West, FL 33041-0372
RE: Conditional Use Review for proposed Northstar Development

RE# 0{}088030.00@00
Dear Don,

This Jetter is in response to your query concerning the Conditional Use review for the proposed
Northstar project at the above referenced property. Due to the complex nature of the proposed
development with regard to the use of both Transferable Development Rights (TDR) and Transferable
ROGO Exemptions (TRE), the Department is willing to review the Major Conditional Use with the
understanding that the project, if approved, will be contingent upon the acquisition of the TDR and
TRE's.

A thorough review for completeness and compliance with all other aspects, must be signed off
on by the Dixector of Planning prior to scheduling for a Planning Commission mecting date. If found
to be complete, then a staff report will be prepared pursuant to Monroe County Code Section 9.5-69. If
{the proposed project is found in compliance and approved by the Planning Commission then prior to a
Development Order beiag issued, complete documentation must be submitted to staff concerning all
TDR's and TRE's required. It should be noted that a minor conditional use is required for both the
sender and receiver sites for TRE(s).

Should you have any further questions feel free to contact planning staff in their Plantation Key
office at (305)-852-7100. _
Sincerely,

Ao Mhatone

K. Marlene Conaway
Director of Planning



Growth Mana'gcmcnt Division Board of County Commissioners '

2798 Overseas Highway Mayor Charles “Sonny” McCoy, Dist. 3
Suite 400 " Mayor Pro Tem Dixie Spehar, Dist. 1
Marathon, Florida 33050 Comm. Murray Nelson, Dist. 5

Voice: (305) 289-2500 Comm, George Neugent, Dist. 2

FAX: {305) 289-2536

Comm. Nora Williams, Dist. 4

March 18, 2002

Donald Craig, AICP

The Craig Company
P.O.Box 372

Key West, FL. 33041-0372

SUBJECT: CORRECTIONS TO LETTER DATED JANUARY 25, 2002 CONCERNING

PRE-APPLICATION CONFERENCE FOR NORTHSTAR RESORT BAYSIDE KEY
LARGO (REAL ESTATE NUMBER 00088030.000000)

Dear Don:

Following a staff review of the methodology used to calculate the Transfer of Development Rights

(TDRs), we have determined that an error was made in the calculations for TDRs for the proposed
redevelopment of North Resort. '

Item 6 from my letter dated January 25, 2002 to you is reproduced below, with the corrections in
bold type. .

6. Staff has determined that the following proposed uses as depicted on the preliminary area
calculations submitted by the applicant must be considered as commercial floor area:

Restaurant —4,752 s.f.

Rest walkway/Porch — 2,131 s.f,
Tiki Bar - 1,283.50 s.f.

Retail - 114.60 s.f.

Gymnasium — 1,117.40 s.f.

Total —9,398.5 s.f.

Any commercial floor area in excess of the existing 9,250 s.f. would require competition

in the Non-residential Rate of Growth Ordinance (NROGO) for the excess once the
NROGOQO is effective.

The maximum development potential of the site if 9,250 square feet of commercial floor
area is utilized would be 87 rooms based on the following formula:



Total acreage — upland
8.17 acres = 355,885.2 sq. ft.

Allocated density = 10 rooms per acre
8.17 X 10 = 81.7 allocated rooms (gross)

Maximum net density = 15 rooms per buildable acre
Environmental open Space requirement = .20
Buildable area = 1.0 ~ .20 = .80, or 80% of gross.
8.17 X .20 = 1.63 acres

8.17 - 1.63 = 6.54 buildable acres.

6.54 X 15 = 98 rooms; therefore this represents 100% density

Existing commercial = 9,250 sq. fi.

8.17 X 43,560 s.f. X 25(FAR) = 88,971.3 s.f. maximum commercial floor area at medium
intensity use.

9,250/88,971.3 = 10.4%; thus, the existing commercial floor area is 10.4% of the total
development potential of the site.

100% - 10.4% = 89.6% of gross area remaining for hotel rooms.
98 rms X .896 = 87.8 rooms

Therefore, the maximum development potential for the combination of uses is 87 rooms
and 9,250 square feet of commercial floor area. If more hotel rooms are desired, a
reduction in commercial floor area would be needed and conversely, if more commercial

area is desired a reduction in hotel rooms must occur. *This methodology was endorsed by
the applicant.

To determine the number of rooms available without the transfer of TDRs to the

proposed development, the gross allocated density (81.7) must be multiplied by the
applicable room percentage of total development, which is 89.6%.
81.7 X .896 = 73.2 :

Any hotel rooms in excess of 73 will require the utilization of TDRs. If the developer

wishes to develop 86 hotel rooms, 13 TDRs will need to be brought to this site (86 — 73
=13).

Since 87.8 rooms are capable of being developed on this site, 1.8 rooms are available
for proportionate theoretical commercial development.

Proportionate commercial square-footage is calculated as follows:
To calculate the necessary “gross acres” needed to support a “buildable acre”, one

must take into consideration the open space requirement for the site being developed.
In this case, the open space requirement is 20 percent. The question, then, is “how



much land would I have to start with using a 20 percent open space requirement to
end up with 43,560 sq. ft. (one acre)?”

Y -.2Y = 43560
8Y = 43560
Y = 54450

So, 54,450 sq. ft. are needed to create one acre (43,560 sq. ft.) of buildable land with
an open space requirement of 20 percent.

With a maximum net density of 15 rooms per buildable acre, each room would
require 3,630 sq. ft. of gross area. 54,450/15 = 3,630 sq. ft.

Multiply by rooms available —~ 1.8 X 3,630 = 6,534 sq. ft.
Multiply by FAR - 6,534 X .25 = 1633.5 sq. ft.

9,250(existing) + 1,633(available) = 10,883 sq. ft. total allowable commercial
(theoretical limit, not approved) with 86 hotel rooms.

Once you have reviewed the methodology, I'm sure you will agree with the numbers as
calculated.

If you have any questions regarding the content of this letter, or if we may assist you with

your project in any way, please feel free to contact Jerry Buckley or Jeff Stuncard at
305/852-7T100.

Very truly yours,

K. Marlene Conaway Z

Director of Planning

cc: Irvin Higgs
Ed McGee



Planning & Environmental
Resources Department
88800 Overseas Highway
Tavernier, Florida 33070
Voice: {305} 852-7100
FAX: {305)852-7103

Board of County Commissioners
Mayor Charles “Sonny McCoy, Dist. 3
Mayor Pre Tem Dixie Spehar, Dist. 1
Comm. George Neugent, Dist. 2
Comm. Murray Nelson, Dist. 5

Comm. Nora Williams, Dist. 4
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January 25, 2002

Donald Craig, AICP

The Craig Company

P.O. Box 372

Key West, FL. 33041-0372

SUBJECT: PRE-APPLICATION CONFERENCE FOR NORTHSTAR RESORT
BAYSIDE KEY LARGO REAL ESTATE NUMBER 00088030.000000

Dear Don,

Pursuant to Monroe County Code Section 9.5-43, this document shall constitute a letter of

understanding. On January 3, 2002, a pre-application conference regarding the subject property
was held in the Plantation Key office of the Monroe County Planning Department.

Attendees of the meeting included Donald Craig agent for Constantine Zaharia, Robert Barnes, and
Richard Brown (hereafter referred to as “the applicant™) for the applicant; and Marlene Conaway,
Planning Director, Jeff Stuncard, Senior Planner, Maureen Lackey, Planner, Jerry Buckley, Planner

and Niko Reisinger, County Biologist (hereafter referred to as “the Planning staff”) for the
Planning and Environmental Resources Department.

Materials presented for review prior to the meeting included:

A letter requesting the pre-application conference by Donald Craig;

Survey of property by Barrow Surveying dated 9-21-01, Drawing No. 22557h-3;
Survey of property by Hal Thomas, Surveyor, dated 3-08-00, Drawing No.15350;
Preliminary Site Plan by Robert Barnes & Associates, dated 06-06-01;

Letter from Monroe County to Donald Craig, dated 9-27-01, re: Florida Keys RV Park

Pre-application letters from Monroe County, dated April 19,1999, May 15, 2000 and
March 6, 2001 re: Blue Lagoon Property and other parcels.

AN o ol e

At the meeting, the following items were discussed and/or agreed upon:

1. The applicant is interested in combining and redeveloping four parcels, zoned Suburban
Commercial, into one 8.17 acre parcel that would consist of a hotel resort with restaurant,

accessory uses, associated commercial floor area, and twenty existing wet slips. The
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applicant wishes to transfer transient residential credits (TRE) from recreational vehicle
spaces located at Florida Keys RV Park at Mile Marker 106 to provide the necessary
number of rooms for the proposed hotel. Uses such as restaurants, commercial retail shops,

gymnasiums and other similar uses not absolutely necessary to a hotel shall be considered
as cornmercial floor area.

2. The current Monroe County land use district map indicates the property is located in the
Suburban Commercial (SC) zoning district. The future land use map (FLUM) indicates the
property to be Mixed Use/Commercial (MC). The allocated density in SC is 10 rooms per
acre or an allocated density of 81.7 rooms on this site. The maximum net density is 15
rooms per buildable acre which results in 98 rooms at max net density on this site. Any
number of rooms in excess of the allocated density of 81.7 rooms will require the
utilization of Transfer of Development Rights (TDR). The site contains multiple
commercial uses with a combined total of 9,250 square feet. The survey appears to show
four residences. The survey, dated 9/21/01 lists parcels “A, B, and C” from west to east,
westward of parcel “A” a portion of Lots 9 & 11 and a portion of Eldorado Heights Block
3, Lot 3 for a total of 8.17 acres. There was a hotel license for a 12-unit motel on the Blue
Lagoon resort site (Parcel C) that was valid in 1994-1995. 1t is not clear where these motel
units were located on the site. These transient units may be credited toward the proposed
project. Residential housing units in the SC zoning district other than commercial
apartments are nonconforming uses. Some of the existing residential units may be legal
non-conforming uses. Those dwellings on site, that are principal dwelling units and can
pass the “Lawfully-established Principal Dwelling” test as may be counted as legal non-
conforming residences. Principal dwellings can not be credited toward hotel units. These

units would be eligible as a Transfer of ROGO Exempt (TRE) units to be utilized on a
qualified receiver site(s) if documented to be legally nonconforming.

3. The applicant was informed that the purpose of the SC district per Monroe County Code
Section 9.5-206 is to provide for commercial uses designed and intended primarily to serve
the needs of the immediate planning area in which they are located. (Emphasis added)

4, The applicant is interested in developing the maximum number of hotel rooms and
commercial floor area that the property will support. The applicant indicated that this
maximization of use would be 92 hotel rooms with 9,250 square feet of associated
commercial floor area. Staff indicated to the applicant that this combination would require
not only the Transfer of ROGO Exemptions (TREs) but also a Transfer of Development
Rights (TDRs) up to but not above the maximum net density for hotel rooms.

5. The applicant indicated that due to the “gated” nature of the proposed development the
commercial uses associated with the development should be deemed “low-intensity” for
purposes of calculating the floor area ratio requirements of the commercial uses. Without a
deed restriction indicating that the proposed development would not be open to the public

in perpetuity, staff is unable to agree and must assign a medium intensity to the commercial
uses for purposes of calculating density and floor area ratio.
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6. Staff bas determined that the following proposed uses as depicted on the preliminary area

calculations submitted by the applicant must be considered as commercial floor area:
Restaurant — 4,752 s.f.

Rest walkway/Porch~ 2,131 s.f.
Tiki Bar — 1,283.50 s.f.

Retail — 114.60 s.f.

Gymnasium — 1,117.40 s.f.

Total — 9,398.5 s.f.

Any commercial floor area in excess of the existing 9,250 would require a transfer of floor
area from a qualified sender site as provided for by the Non-residential Rate of Growth

Ordinance (NROGO) currently under appeal, or compete in the NROGO for the excess
once the NROGO is effective.

The maximum residential development potential of the site, if 9,250 square feet of
commercial floor area is utilized, would be 86 rooms based on the following formula:

Total écreage — upland
8.17 acres = 355,885.2 sq, fi.

Allocated density = 10 rooms per acre
8.17 X 10 = 81.7 allocated rooms

Maximum net density = 15 rooms per buildable acre
Environmental Open Space requirement = .20
Buildable area = 1.0 - .20 = .80, or 80% of gross.
8.17 X .20 = 1.63 acres

8.17 — 1.63 = 6.54 buildable acres.
6.54 X 15 = 98 rooms; therefore this represents 100% density

Existing commercial = 9;250 sq. ft.

6.54 X 43,560 s.f. X .25 = 71,220 s.f; maximum commercial floor area at medium
intensity use.

9,250/71,220 = 12.9%; thus the existing commercial floor area is 12.9% of the total
development potential of the site.

100% - 12.9% = 88.1% of gross remaining for hotel room:s.

98 rms X .881 = 86.3 rooms = 88.1%

Therefore, the maximum development potential for the combination of uses is 86 rooms
and 9,250 square feet of commercial floor area. If more hotel rooms are desired, a
reduction in commercial floor area would be needed and conversely, if more commercial

area is desired a reduction in hotel rooms must occur. *This methodology was endorsed by
the applicant.
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Any hotel rooms in excess of the allocated density (81.7) will require the utilization of
TDRs. Any commercial floor area in excess of 9,250 will require an off-site transfer from a

qualified sender site, or competition in the NROGO once it is effective, as well as a
reduction in the maximum number of rooms allowed on the site.

7. The applicant is proposing to transfer transient, ROGO-exempt dwelling units from Florida
Keys RV Park at mile marker 106 to this site. Based on the fact that Policy 101.2.6 of the
Monroe County Year 2010 Comprehensive Plan prohibits new transient rental units until
December 31, 2006, the sending sites would remove existing, legal RV sites. Staff has
determined that the site is currently over density. A letter issued by Monroe County dated
9-27-01 indicated that 13 mobile homes spaces and 126 RV spaces were on site. The site is
10.05 acres of upland area zoned SC with a 20% open space requirement. The max net
density for RVs is 10 per buildable acre. 10.05 X .20 =2.01; 10.05 — 2.01 = 8.04 buildable
acres. The maximum development potential for the site if the only use is RVs would be
8.04 X 10 = 80.4. However, there are 13 mobile home spaces with a maximum net density
of six (6) units per buildable acre. The maximum development potential for the site if only
mobile homes are present is 8.04 X 6 = 48.24. To determine the maximum number of each
units, RVs and mobile homes that would be allowed at density:

13/48.24 = 26.9%;
100% - 26.9% = 73.1% remaining for RVs;
7.04X.731 = 58.77RVs;

Therefore, at max density a mix of 13 mobile home spaces and 58.77 RVs would be
allowed. Currently the site is 67.3 RVs over density.

8. Policy 101.5.10 of the Monroe County Year 2010 Comprehensive Plan addresses the
transfer off-site of dwelling units. A Transfer of ROGO Exemption only transfers a unit
and pursuant to MCC Section 9.5-120.4(b) exempts the transferred unit from the
requirements of ROGO. However, neither the Comprehensive Plan nor the Land
Development Regulations authorizes TREs to increase allocated density. To increase
allocated density TDRs must be utilized per MCC Section 9.5-265; the TDR must be
allocated density and the receiver site must have an allocated density greater than or equal
to the sender site from which the TDR is severed. A restrictive covenant is placed on the
sender site to prohibit further development. Transferable Development Right is a method
for protecting land by transferring the right to develop from one area to another to maintain
the environmental quality of the sender site. Therefore, you may not under current
regulations consider TREs, which never served to preserve sensitive areas as TDRs for the

purpose of increasing density above the allocated density of the receiver site. The proposed
redevelopment will require 4.3 TDRs if 86 rooms are proposed.

9. A Level Il Traffic Study will be required as part of the major conditional use review.

There are multiple existing driveways on the site and any new curb cuts will require a
Florida Department of Transportation access permit.

10.  Major street Bufferyards are required along US1, for property zoned SC, a Class “C” buffer
is required with a minimum width of 10 feet. A minimum of 70% of the plant material
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11.

12.

13.

14.

13.

16.

17.

used to satisfy the bufferyard requirements must be Florida Keys native, non-palm

plantings. Plantings in excess of those required for the bufferyard may be native or non-
invasive exotics.

Since abutting tracts are also zoned SC, there is no requirement for district boundary
bufferyards.

Parking lot landscaping Class A is required if more than six (6) parking spaces are required
by planning staff. Plants used to satisfy the required planting must also be at least 70%
Keys native, non-palm. All required bufferyards and parking lot landscape areas must be
either mulched or may be planted with ground covers, no sod or pearock is allowed in
required landscape areas. Both bufferyards and parking lot landscape areas may be swaled

to help fulfill the requirements for stormwater retention on-site, and help provide water for
the plants.

The shoreline is assumed by planning staff to be altered but this must be verified by the
County Biologist. The shoreline setback is 20 feet on altered shorelines and 50 feet on
unaltered shorelines. Any shoreline/beach work below mean high water, or in any areas
that may be considered “Jurisdictional Wetlands” by either Florida Department of
Environmental Protection or the US Army Corps of Engineers, will require permits from
both those agencies. Monroe County permits can be applied for to bring in sand for areas
above the mean high water line or jurisdictional wetlands (a “perched sand beach”)
provided that all other land development regulations are followed. The development as a
whole must conform to the required setbacks for the SC zoning district.

The site is in a split flood zone ranging from VE 14 to X as shown on map panel 1004G
(revised 6-16-1995).

Off-street parking will be required for all uses proposed on the property. Hotels require one
parking space per room. Commercial retail and office uses, including the gym, require
three spaces per 1,000 square feet of floor area. The restaurant, including outside decking,
require 15 spaces per 1,000 square feet of floor area. Marinas require 0.67 parking spaces
per wet slip and one space per boat ramp. Attached residential uses such as the suggested

employee housing units require 1.5 spaces per dwelling unit. Shared parking may be
utilized per Monroe County Code Section 9.5-351 (h).

Any employee housing requested by staff, will result in either a lesser number of hotel
rooms and/or commercial retail square footage allowed. A potential “intensity” bonus may
be provided quid pro quo for the total number of employee units; excluding a portion of the
projects non-residential floor area from the calculations for total gross development.

The applicant was asked to provide information concerning the gallons-per-day water
consumption of the proposed development. The applicant was also informed that a

Stormwater Management Plan would be required, see item #12 above for discussion of
combined swale and landscape areas.
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18.  The Overseas Heritage Trail is proposed to be placed on both sides of US1 at this location.
The proposed plan must take this into consideration. '

19.  The applicant was informed that all outdoor lighting associated with the proposed
development would have to meet MCC Sections 9.5-391 through 395.

20.  The height of any structures associated with the development must not exceed 35 feet from
the pre-construction grade on the site,

21.  The project will require a Major Conditional Use. The fee is $3,850. The applicant will be
required to submit a community impact statement provided the conditional use is sought.

Pursuant to Section 9.5-43 of the Monroe County Land Development Regulations, you are entitled
to rely upon the representations set forth in this letter of understanding as accurate under the
regulations currently in effect. However, the Planning Department acknowledges that all items
required as part of the application for development approval may not have been addressed at the
January 3, 2002 meeting, and consequently reserves the right for additional comment.

We trust that this information is of assistance. If you have any questions regarding the content of

this letter, or if we may further assist you with your project, please feel free to contact Jerry
Buckley or Jeff Stuncard at 305-852-7100. '

Very truly yours,
K. Marlene Conaway,
Director of Planning

Ce:  Timothy J. McGarry, AICP, Director of Growth Management
Jeff Stuncard, Senior Planner

J.G. Buckley, Planner
Maureen Lackey, Planner
Niko Reisinger, County Biologist
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County of Monroe

Board of County Commissioners

Mayor George Neugent, Dist. 2

Mayor Pro Tem Nora Williams, Dist. 4
Comm. Charles “Sonny” McCoy, Dist. 3
Comm. Murray Nelson, Dist. 5

Comm. Dixie Spehar, Dist. 1

Planning & Environmental

Resources Department
88800 Overscas Highway

Tavemier, Florida 33070
Voicg: (305) 852-7100
FAYX: (305) 852-7103

March 6, 2001 .

Donald Craig, AICP E‘%‘mq
The Craig Company o 7 ,ﬁ?/ -
P.0.Box 372 ' ‘

Key West, FL, 33041-0372

SUBJECT: PRE-APPLICATION CONFERENCE FOR BLUE LAGOON KEY LARGO
REAL ESTATE NUMBER 00088030.000000 (AND OTHERS)

Dea; Don,

Pursuant to a recent meeting at the Plantation Key Planning office, this letter will discuss the density-
questions you presented about the subject property.

1. The applicant js interested in combining and redeveloping five (or more) parcels into ane 13.6, derived

from Monroe County property record cards (or possibly 15) acre parcel.

2. The current Monroe County land use district map indicates the property is located in the Suburban
Commercial (SC) land use district. The future land use map shows the propeity to be Mixed
Use/Commercial (MC). The allocated density in SC is 10 rooms per acre and the maximum net density
is 15 rooms per buildable acre.

3. The site contains multiple commercial structures with a combined total of square footage that may be
replaced on site. The surveys appear to show about 28 residences. The 12/23/98 survey lists parcels as
“A, B, C, and D” from west to east. Additionally, a parcel containing Mary & Stan’s restaurant is
included along with Tract 1, revised plat of Sunset Cove, however no structures are shown on Tract 1.

s Parcel “A” is vacant with no current uses,

¢ Parcel “B” has a boat rental and RV storage business, as well as a two-story residence and a 1,630
square foot accessory storage shed.

* Parcel “C” contains Blue Lagoon Resorts. The survey provided shows 21 mobile homes and
possibly five addifional CBS or frame residences. No RVs were located on the survey, though 12

were present on April 7, 1999. Additionally, there appears to be three commercial buildings on the
site. ' -

One éommeércial building totaling 775 square feet is currently used as a used car dealer and car

wash. It consists of a 323 square foot building with approximately 450 square feet of additional
covered (floor) area.

Page 1 of 3

WGMD0059\pubS\Planning\ Working Foidcrs\}{ooonis-Ed'\Cormsponde:noc\{Jppcr Keys\Blue Lagoon density.doc



Another commercial building is the vacant Blue Moon Cafe. It has approximately 1,080 square feet
of floor area. .

The vacant Blue Lagoon Resort management office represents approximately 1,453 square feet of
floor area.

Also visible on the survey is a structure that appears to be a small CBS storage building. These
structures can be credited toward commercial square footage for redevelopment.

On April 7, 1999 there were five RV units occupied on parcel “D” associated with the marina.
These are not authorized and may not be credited toward the proposed RV park.

* The westernmost parcel containing Mary & Stan’s restaurant appears to contain a restaurant of
about 4,308 square fect and a one-story CBS residence,

* Tract 1 has several structures not shown on the survey. The applicant may credit any of these
structures, commercial or residential, provided that were legally permitted

Blue Lagoon Resorts had (and may continue to have although the license provided expired September 30,
2000) an operating permit from Department of Health (DOH) for 45 authorized spaces as a mobile

Twenty mobile homes were demolished under permit #96-3-2207 and feplaced with park models, which
are considered dwelling units, not RVs. Only-12 park models were legally placed with the benefit of a
permit. Neither the additional eight units removed under permit #96-3-2207 nor any additional units that

are removed will be permitted to be replaced due to the fact that both RVs and mobile homes are non-
conforming uses in the SC land use district.

There was a hotel license for a 12-unit hotel on the Blue Lagoon Resort site that was valid in 1994-1995,
It is not clear where these motel units were located on the site. These transient units may be credited
provided that the motel was permitted and the hotel license has been maintained.

As of April 7, 1999 there were 12 RVs present. No RVs have been permitted and therefore can not be
credited toward the proposed project.

Residential housing units in the SC land use district other than commercial apartments are non-

conforming uses. Some of the residential units on this parcel may be Jegal non-conforming uses. Those
dwellings that are principal dwelling units and can pass the “Lawfully-established Principal Dwellings”
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test as outlined in Policy #98-1 (enclosed) may be counted as legal non-conforming residences. Principal
dwellings can not be credited toward hotel units,

If you have any questions regarding the content of this letter, please feel free to contact me at 305-852-7100,
Sincerely, ; 1 : -

Edward Koconis, AICP
Island Planning Team Director

Ce:  Timothy J. McGarry, AICP, Director of Growth Management

K. Marlene Conaway, Director of Planning and Environmental Resources
Martin Schultz, Senior Planner
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APPENDIXI

Affordable Homes - Amendment to Major Conditional Use

The Casg Compary
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ENVIRONMENTAL CONSULTING SYSTEMS, INC.

102 Mohawk Street, Tafernier, FL 33070
tel 305.852.1920 « fax 305.852.7327

28 April 2003

Mr. Don Craig

The Craig Company

600 White Street, Suite 2
Key West, Florida 33040

RE: Vegetation Survey for
. Florida Keys R.V. Resort
106003 Overseas Highway
Ocean-side ~Mile Marker 106
Key Largo Key, Florida

Dear Mr. Craig:

Enclosed please find the completed Vegetation Survey for RV, Resort and the invoice for the
work completed to date.

Please call me anytime if you have questions. or require additional information.

Thank you for the epportunity to continue to be of service.

usan V. Sprunt

President

Enclosures
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VEGETATION SURVEY

Survey For, 28 April 2003
Northstar Resort Enterprise Corp. :

v/o The Craig Company

600 White Street, Suite 2

Key West, Florida 33040

Legal Description:
See Boundary Survey

Location:

‘Existing Florida Keys R.V. Resort
106003 Overseas Highway
Ocean-side «Mile Marker 106
Key Largo Key, Florida

Dear Sirs:

‘The following fepoft is the completed vegetation survey for the above referenced
property. This report includes a species list of all plants found on the site. Any plant species
found on the property considered threatened and/or endangered by the State of Florida or
regionally irﬁportant by Monroe County were tagged in the field and labeled using pink flagging
tape. Any of the plant species listed with special status (as stated above) must be relocated onto
the site or replaced if it lies within the area to be cleared. Consult with the County Biologist for

requirements.
SITE DESCRIPTION

The site consisted of an operating recreational vehicie (R.V.) resort with several buildings,

a pool, a5 well as roadways throughout the property. Mahy of the “R.V. sites” were vacant at the
time of the field investigation. Also, there was a man-made lake in the rear of the site with sparse
vegetation along the shoreline {see Plant Species List). There were many mature native
“specimen trees” found throughout the property.

' PLANT SPECIES DISCUSSION

There was one species found listed as endaﬁgered by the State of Florida: velvet passion

vine (Passiflora multiflora), and one species listed as threatened with the State of Florida:
mahogany (Swietenia mahagoni). In addition, there were six species found listed as regionally

important by Monroe Count, Florida: (1) black mangrove (4dvicennia germinans), (2) red
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mangrove (Rhizophora mangle), (3) white mangrove (Laguncularia racemosa), (4) mastic
(Sideroxylon foetidissimum), (5) milkbark (Drypetes diversifolia), and (6) paradise tree
(Simarouba glauca). I wo

1d like to briefly discuss these species.

One velvet passion vine was found within an existing “tree island” near the front of the

property directly under a large mastic tree (sec Vegetation Site Plan). If this “tree island” is to
remain in place, the vine should be free of damage or removal.

Many mature specifmen size mahogany trees were found throughout the property. The
trees bave been located onithe Vegetation Site Plan. However, these locations are esthnaﬁons
only and should not be considered as exact locations, This species generally does not relocate
with good success; especi jat this large size. Therefore, every effort should be made to ensure
 these trees remain in their gurrent locations. _

All three species of mangrove were found along the shoreline of the man-made lake in the
rear of the property. The State of Florida currently protects all three species of mangrove.
uld likely be possible on this property. Consult with the local office ‘

of the Florida Department pf Environmental Protection (305) 289-2310 for trimming and/or

Trimouing of this species

permit requirements.
Several specimen size mastic trees were found near the front half of the site (see
Vegetation Site Plan). As with the mahogany species, this tree generally does not relocate with

good success at this large size. Therefore, every effort should be made to incorporate these trees

e into the proposed landscape plan.
Several milkbark trpes were found throughout the property. The majority of the trees

were found within one of the small “pockets” of mature specimen trees that are scattered

throughout the site. This gpccies will likely not transplant at this larger size and should be
incorporated into the proposed landscape plan.

Three paradise trees were found on the property. The largest of the trees identified was
approximately 9.2 inches in diameter at breast height (D.B.H.) and was a “lone” specimen near an
R V. camp site. This tree was approximately fifteen feet in overall height and appeared to be in
healthy condition. The remaining trees were along the perimeter of the site and likely will be free

of damage or removal. %
i
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If you have any questions or comments regarding this survey, or require additional
information, please do not hesitate to contact us. Thank you for the opportunity to be involved
with this very important project. '

/S

Susan V. Sprunt
President _
Environmental Consulting Systems, Inc.
102 Mohawk Street

- Tavernier, Florida 33070
(305) 852-1920 tel
(305) 852-7262 fax
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PLANT SPECTES LIST

Common Name Botanical Name Status -

Aloe Aloe spp. ' EX

African Ground Orchid Oecoclades maculata EX
~ Asparagus fern Asparagus densiflorus EX

| Cactus, Night blooming Hylocereus undatus EX

Cord grass ** Spartina bakeri

Bag flower Clerodendrum thomsoniae EX

Banana Musa spp. EX

Batig ** Batis maritima

Beach Carpet ** Caraxeron vermicularis

Beggarweed o Pesmodium tortuosum

Blacic bead 7 | Pithecellobium guadalupense

Bladder Mallow ' Herissantia crispa

' Blolly ‘ . Guapira discolor

Blechum Biecimm brownei

Blue Porterweed Stachytarpheta jamaicensis

Bottlebrush Callistemon rigidus EX

Bougainvillea . Bougainvillea spp. i | EX

Brazjlian Pepper ** Schinus terebinthifolius PEST

Buttonwood, Green ' Conocarpus erectus ‘

Buﬂnnwnn_d, Silver -Conocarpus-erectus-var.sericeus

Caper, Limber Capparis flexuosa

Chaff Flower _ . Alternanthera ramosissima

Chew Stick Gouania lupuloides

Citrus - : ' Citrus spp. EX

Coffee, Wild Psychotria nervosa '

Copperleaf Acalypha wilkesiana EX

Craﬁwood Ateramnus lucidus

Creeping Charlie Phyla nodiflora

Croton Codigeum variegatum EX

Cynanchum** - Cynanchum a@stﬁolium
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Cemmon Name
Day Lily

. Devil's Backbonel
Dogwood, Jamaica
Dracaena
False mallow
Fig, Benjamina
Fig, Rubber
Fig, Shortleaf
Fig, Strangler
Fire Bush
Firecracker bush
Frangipani .
Galactia
Goatweed

Grass, Crows foot
A Grass, Finger
Grass, Natal

(rass, Pitted Bluestem

Grass, Sandspur

Gumbo Limbo
Hibiscus
Hprsev}ced

Ixora

Kalanchoe
Lancewood
Leadwood

Loquat Tree
Mangrove, Black **
Mangrove, Red #¥*

SPRUNY

Botani ame
Hemerocallis X
Pedilanthus tithymaloides
Piscidia piscipula
Dracaena marginata

Sida spinosa

Ficus benjamina

Ficus elastica

Ficus citrifolia

Ficus aurea

Hamelia patens

" Russelia equisetiformis

Plumeria rubra
Galactia spp.
Capraria biflora

-Dactyloctenium aegyptium

Eustachys petraea
Rhynchelytium repens
Bothriochloa pertusa
Cenchrus echinatus

Bursera simaruba

Hibiscus spp.

Conyza canadense
Ixora coccinea
Kalanchoe spp.
Nectandra coriacea
Leucaena leucocephala
Eriobotrya japonica
Avicennia germinans

Rhizophora mangle

PAGE 88

Page 2

~ Status

EX
EX

EX

EX
EX

EX
EX

EX

Grass, St.-Augustine. - Stenotaphrum secundatumn -

EX

EX
EX

PEST

EX
~RI
RI
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Common Name
Mangrove, White **
Marlberry
Mahogany

Mastic

Melanthera

Milk bark

Mondo Grass
Morning glory vine
Norfolk Istand Pine
Oleander

Oyster Plant

Palm, Chinese Fan

" Palm, Christmas
Palm, ‘Co&‘:onﬁt
Palm, Par!of

Palm, Queen
Papaya

Paradise Tree

Passion Vine

Pencil Flower
Periwinkle
Pigeon Plum
Poisonwood
Pothos vine

A Royal Poinciana
Saffron Plum
Salicornia **
Sansevieria
Seorpion tail

Sea Oxeye Daisy **

Pass'ion%ej*\%eimﬁ—ﬁi’miﬂormultiﬂm‘w

SPRUNT PAGE 89
Page 3
Botanical Name Status
Laguncularia racemosa RI1
Ardisia escallonipides
Swietenia mahagoni T
Sideroxylon foetidisstimum RI
Melanthera deltoidea |
Drypetes diversifolia R1
Liriope muscari EX
Ipomoea purpurea
Araucaria heterophylia EX
Nerium oleander EX
Rhoeo spathacea PEST °
Livistona chinenisis EX
Veitchia merrillu EX
Cocos nucifera
Chamaedores elegans EX
Arecastrum romanzoffianum EX
Carica papaya EX
Simarouba glauca Ri
Passiflora suberosa
E
Stylosanthes hamata
Catharanthus roseus EX
Coccoloba, diversifolia
Metopium toxiferum
Epipremnum aureum EX
Delonix regia EX
Bumelia celastrina
Salicornia spp.
Sansevieria trifasciata PEST

Heliotropium angiospermum

Borrichia arborescens
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Commen Name Botanical Name Status
Sea Oxeye Daisy ** Borrichia frutescens
Seaside Heliotrope Heliotroptum curagsavicutn

. Sesuvium** Sesuvium portulacastrum
Seagrape Coccoloba diversifolia
Sida Sida spinosa
Spanish Needles Bidens bipinnata
Spathiphyllum Spathiphyllum clevelandit EX
Spineless Yucca Yucca elephantipes EX
Spurge Chamaesyce hyssopifolia
Stépper, Spanish Eugenia foetida

18

Stmng bark Borreria ovata

Suaeda ** Suaeda spp.

Syngonium Syngonium podophyllum EX
Ti Plant Cordyline terminalis EX
Tridax Tridax procumbens

Tropical Almond Terminalia catappa EX
ﬁmbreﬁa Plant Schefflera actinophylla EX
Urnbrella Plant, Dwarf Schefflera arboricola EX
Velvetseed, Everglades Guettarda elliptica

Virgina Creeper Parthenocissus-quingquefolia

Waltheria Waltheria indica

Wild Ponsettia Euphorbia heterophylla

Willow Bustic Bumelia salicifolia

Yellow root Morinda royoc

Yucca Yucca aloifolia EX
Zebrina Zebrina pendula EX

**. Plants found ONLY along existing lake shore edge; either adjacent to or approximately
fifteen feet from the man-made lake edge.

KEY: T=Listed as Threatened with the State of Florida
E = Listed as Endangered with the State of Florida
RI = Listed as Regionally Important by Monroe County, Florida

PEST = Non-native species, must be removed from the site
EX = Exotic, Non-native species
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IN THE CIRCUIT COURT OF THE 16™ JUDICIAL CIRCUIT
IN AND FOR MONROE COUNTY, FLORIDA

Jeff Osborn,
APPELLATE DIVISION
Petitioner,
Case No.: 44-2004-CA-564-P
V.
L.T. Case No.: 03-4720
Monroe County Planning Commission and :
Northstar Resort Enterprises Corporation,

Respondents. :
: / . OPINION

Opinion filed December 12, 2005

A petition for certiorari review of the final order afﬁrming Resolution No. P47-03 of the
Monroe County. Planning Commission Resolution entered by Charles A. Stampelos,
Administrative Law Judge, Division of Administrative Hearings.
Andrew M. Tobin;, Attorney for Petitioner.
Kerry L Willis, Vernis and Bowling of the Florida Keys, P.A., Attorney for Respondent,
Monroe County Planning Commission, and Timothy Nicholas Thomes of Timothy
Nicholas Thomes, P.A., attorney for Respondent — intervenor below — Northstar Resort
Enterprises Corporation.
Before Luls M. Garcia, Circuit Judge.

Petitioner, Jeffrey Osborn, (hereafter, "Osborn™), seeks certiorari review of the
final administrative action of Respondent, the Monroe County Planning Commission,

(hereafter, the "Commission™).!

1 References to the transcript will be cited as "PC.T.” in the format, “PC.T. page#, starting line# —
ending page # ar}d{gr;endingiine#”. References to the Final Order will be cited as “F.0.” in the format,

%0, starting page #, description and, if

necessary, ending page # and/or description, e.g., F.O. 4, first . .« . 3.




On or about November 20', 2002, Respondent ~ intervenor Below - Northstar
Resort Enterprises Corporation, (hereafter, "Northstar™ or, with the Commission, the
“Respondents,” when appropriate), filed its application for a major conditional use. It
sought to build an 89-room hotel, together with amenities, on a parcel of land located
in a Suburban Commercial zoning district on Key Largo.

On June 25, 2003, the Planning Commission héld a public hearing on the
application. Following a rather extended session at which a number of persons spoke -
some in opposition and some in support — of the application, the Commission
unanimously passed Planning Commission Resolution No, P47-03, (the "Resolution"),
approving Northstar's application.

Osborn appealed the Resolution to a hearing officer pursuant to § 9.5-535 et
seq., Monroe County Code, ("MCC"). In fact, by contract with the Division of
Administrative Hearings, the hearing officer was an administrative law judge, ("ALJ").
Osborn’s appeal to the AL3 was a kind of super plenary appeal because he could stili
dispute factual issues. On November 1, 2004, the AL issued his Final Order affirming
the action of the Commission. Therproceeding constituted Monroe County’s final
administrativé action_. In this case, the complete Resolution was effectively subsumed
within the Final Order.

Osborn timely filed a petition for certiorari. The parties subrﬁitted their briefs

and the Court granted oral arguments. These were held on September 29, 2005.




The Court is to provide the “first-tier” review of the Order issued by the ALJ.

This review is a matter of right and has been described as “akin in many respects to a

plenary appeal.” 2 But, it is not one in fact.

“Where a party is entitled as a matter of right to seek review in the circuit
court from administrative action, the circuit court must determine whether
procedural due process is accorded, whether the essential requirements of the
law have been observed, and whether the administrative findings and judgment
are supported by competent substantial evidence.” '

City of Deerfield Beach v. Vaillant, 419 So.2d 624, 626 (Fla. 1982).

Osborn asserts that he was denied procedural due process. -Speciﬁcauy, he

claims that he should have been aliowed to cross-examine the witnesses who appeared

on behalf of Northstar.®> However, procedural due process is not a rigid, static concept.

*As the United States Supreme Court explained, the notice must be
reasonably calculated, under all the circumstances, to apprise interested parties
of the pendency of the action and afford them an opportunity to present their
objections. The notice must be of such nature as reasonably to convey the
required information, and it must afford a reasonable time for those interested to
make their appearance. Further the opportunity to be heard mustbe at a
meaningful time and in a meaningful manner. .

The specific parameters of the notice and the opportunity to be heard
required by procedural due process are not evaluated by fixed rules of law, but
rather by the requirements of the particular proceeding. As the Supreme Court
has explained, due process, unlike some legal rules, is not a technical concept
with a fixed content unrelated to time, place and circumstances. Instead, due

2 Horida Power and Light v. City of Dania, 761 So.2d 1089, 1092 (Fla. 2000).

3 Osborn also alleges that there were ex parte communications between Northstar and the
Commission. The communications he complains of may be those that might arise out of the mutual
consultation between Northstar and staff necessary to draft a resolution for the Commission. As an initial

matter,

the Court would observe that that is the nature of the beast. Once an application has been

approved, the parties to the proceeding — the agency and the applicant — must ensure that the resolution
produced contains the all of the findings of fact made and all of the conclusions of law reached by the
agency. The preceding sentence also identifies two problems with Osborn’s assertion: (1) Osborn was
not a party to the proceeding, see e.g, PC.T. 21,1 - 5; and (2) Osborn did not identify any portion of

ecord:

.the-Resolution or the:Final-Order-that-was:-not explicitly or implicitly found in

OUy

e onthe: - ¢ oD




process is flexible and calls for such procedural protections as the particular
situation demands.”

Keys Citizens for Responsible Government, Inc. v. Florida Keys Agueduct Authority, 795
So0.2d 940, 948 (Fla. 2001) (all internal citations and quotation marks omitted).

Quite obviously, the procedure appropriate for a trial court is not necessarily
appropriate for a zoning commission. The persons who appear as witnesses ét a trial
are selected for the relevance of the testimony they have to offer. Thatis notthe case
for those wishing to speak at an agency meeting concerning a proposed zoning change.

In general, the only qualifications for‘a person to speak with respect to a zoning
matter are to be an adult resident of the political subdivision contemplating the zoning
change and to have anr opinion. Before he or she rises to speak, no one is vetted to
determine the relevance of the opinion or the person’s expertise to offer it. And, as
Counsel for the Commission opined, if cross-examination were a matter of right for
those appearing before the Commission, each of the muititude of interested persons
appearing would have the right to cross-examine each of the others. (PC.T. 7,2 - 5).*¢

Osborn was given procedural due process appropriate to the nature of the
proceeding. He obviously had notice. He was there with his attorney. Ahd, he was
given a meaningful opportunity to be heard. He testified against E;lorthstar's
application. In addition, as noted above, although Osborn was not a proper party to

the application approval process, his Counsel was permitted to call witnesses, to

By the Court’s count; 18 expert and lay witnesses testified before the Commission. "~ ¢




introduce evidence, and to put questions to Northstar’s witnesses by submitting them in
writing to the Commission’s chairman.” ©

Osborn also asserts eight different instances wherein the Commission’s findings
and the Resolution did “not comport with the essential requirements of law.” The first
such example is Osborn’s claim that by not requiring the submission of formal
documentation constituting a Community Impact Statement, (“CIS"), and an
Environmental Designation Survey, ("EDS"), the Commission failed to “comport with the
essential requirements of law.”

Clearly, Osborn misconceives the legal standard being applied.
“Failure to observe the essential requirements of law means failure to accord
due process of faw within the contemplation of the Constitution, or the
commission of an error so fundamental in character as to fatally infect the
Judgment and render it void.”
Haines City Community Development v. Heggs, 658 So.2d 523, 527 (Fla. 1995)
(emphasis in the original), quoting State v. Smith, 118 So.2d 792, 795 (Fla. 1st DCA
1960).

The Haines City Court went on to observe,

"In 1985, Chief Justice Boyd also captured the essence of the standard:

*The required ‘departure from the essential requirements of law’ means
something far beyond legal error. It means an Inherent illegality or

irregularity, an abuse of judicial power, an act of judicial tyranny perpetrated
with disregard of procedural requirements, resulting in a gross miscarriage of

5 There was another entity, Smart Planning and Grown Coalition, Inc., that also appeared with its
attorney in opposition to Northstar's application. That entity, not a party to this review, had, with its
attorney, the same rights and opportunities as were given to Osbom.

5. .- There was no indication inthe record that the attorneys for Osbom or Smart Plannmg submltted any SRR

;;tor the Chairperson:for: any-of the w;tnesses




justice. The writ of certiorari properly issues to correct essential illegality but
not legal error.”

Id, quoting from Jones v. State, 477 S0.2d 566, 569 (Fia. 1985) (Boyd, C.1., concurring
specially).

The ALJ discussed the CIS/EDS issue at length in the Final Order. F.O. 39, last
full par. — 42, 2d full par. The AL found that the Commission had determined that
Northstar’s application contained all of the information required by the CIS and the EDS.
At bottom, Osborn’s position is simply that he does not like the ALJ'’s conciusion:

*The Commission did not depart from the essential requirements of law in
approving the project, notwithstanding the lack of a formalized EDS or CiS. ™

Id. (emphasis added).

The Court finds that this example and the other arguments made by Osborn do
not amount to “the comm'ission of an error so fundamental in character as to fatally
infect the judgment and render it void.” Haines City, supra, at 527.

The procedure followed by the Commission and by the ALJ accorded Osbomn
proceddra& due proceés. At the same time, the Court finds that the Commission and the
ALJ observed the essential requirements of law. Thus, it remains only for this Court to
determine whether the administrative findings and the Final Order are supported by
compétent substantial eyidence.

Osborn asserts that that the Resolution is legally flawed because the Planning
Commission (ex. rel. Northstar) did not carry its burden of proof. As autﬁority for that
proposition, he relies on Irvine v. Duval County Planning Commission, 495 S0.2d 167

(Fla. 1986), which, in pertinent part, holds:




"On the facts and circumstances of the case, we agree with Judge Zehmer
(dissenting) that once the petitioner met the initial burden of showing that his
application met the statutory criteria for granting such exceptions, ‘the burden
was upon the Planning Commission to demonstrate, by competent substantial
evidence presented at the hearing and made a part of the record, that the
[special] exception requested by petitioner did not meet such standards and was,
in fact, adverse to the public interest.™

Id. quoting from Irvine v. Duval County Planning Commission, 466 S0.2d 357, 364 (Fla.
1st DCA 1985) (Zehmer, 1., dissenting).

However, an Irvine argument could have, and would have properly, been made
to the Commission and/or to the ALJ. The argument is out of place, and the case is
inapposite, here. There is no “shifting burdenl of proof” whén the Court is conducting a
first-tier certiorari review. It Is not the function of this Court to receive evidence, to

entertain arguments related to factual matters, or to concern itself with the burden of

proof,

“The court must review the record and determine inter alia whether the
agency decision is supported by competent substantial evidence. Competent
substantial evidence is tantamount to legally sufficient evidence. In contrastto
‘the Irvine [supra] ‘competent substantial evidence’ standard of proof, which the
agency must apply at the fact-finding level; this first-tier ‘competent substantial
evidence’ standard is a standard of review, which the reviewing court must

apply.”

Florida Power & Light Company v. City of Danfa, 761 S0.2d 1089, 1092 (Fla. 2000)
(emphasis in the original, alteration added).

Osborn has confused the standard of proof before the finder of fact with the
standard of review to be applied by this Court.
™The term ‘competent substantial evidence’ has different meanings:
depending on the context in which it is used. See Florida Power & Light Co. v.

City of Dania, 761 So.2d 1089 (Fla. 2000); Florida Bd. of Med. v. Florida Acad.
of Cosmetic Surgery, Inc., 808 S0.2d 243 (Fla. 1st DCA 2002). When used in

the context of. fact—ﬁndmg by an agency or ALJ, the term refers to a standard of .

: _Qen used in‘the context of apgel!ate rev;ew, as n: IS here, the term




‘substantial competent evidence’ refers to a standard of review and equates to
Jlegally sufficient evidence,” which in essence means evidence that is ‘sufficiently
relevant and material that a reasonable mind would accept it as adequate to
support the conclusion reached.” Alorida Bd. of Med., 808 So.2d at 257 (quoting
DeGroot v. Sheffleld, 95 S0.2d 912, 916 (Fla. 1957)). ‘Pursuant to this standard,
the reviewing body may not reweigh the evidence, make determinations
regarding credibility or substitute its judgment for that of the agency, even if the
record contains some evidence supporting a contrary view.” Id. (citing Dunham
v. Highlands County Sch. Bd., 652 S0.2d 894, 896 (Fla. 2d DCA 1995); Panama
City Hous. Auth. v. Sowby, 587 50.2d 494, 497 (Fla. 1st DCA 1991))."

Adventist Health System/Sunbelt, Inc. v. Florida Birth-Related Neurological Injury, 865
So.2d 561, 573 (Fla. 5 DCA 2004) (Sawaya, C.J., specially concurringy.

Applying the correct faw, the correct standard of review to the instant record,
there can be no doubt that the Resolution/Final Order is fully supported by substantial
competent evidence,

“[TThis standard requires the reviewing court to defer to the agency’s
supetior technical expertise and special vantage point in such matters. The
issue before the court is not whether the agency's decision is the *best’ decision
or the ‘right’ decision or even a ‘wise’ decision, for these are technical and policy-
based determinations properly within the purview of the agency. The circuit
court has no training or experience — and is inherently unsuited - tositas a
roving ‘super agency’ with plenary oversight in such matters.

The sole issue before the court on first-tier certiorari review is whether the
agency's decision is lawful. The court's task vis-a-vis the third prong of Vaillant
[supra] is simple: The court must review the record to assess the evidentiary
support for the agency's decision. Evidence contrary to the agency's decision is
outside the scope of the inquiry at this point, for the reviewing court above all
cannot reweigh the ‘pros and cons’ of conflicting evidence. While contrary
evidence may be relevant to the wisdom of the decision, it Is irrelevant to the
lawfuiness of the decision. As long as the record contains competent substantial
evidence to support the agency's decision, the decision is presumed lawful and
the court's job is ended.”

Dusseau v, Metropolitan Dade County Board of County Commissioners, 794 So.2d 1270,
1276 (Fla. 2001) (emphasis and alteration added).




After reviewing the record in detail, the Court finds that the ALJ properly
éccepted the Commission’s findings of fact and condlusions of law as set out in the
Resolution. The ALY's citations to the substantial competent evidence contained in the
record supporting the Commission’s findings and conclusions were both abundant and
precise. As result, the Court finds that the findings, analyses, and conclusions
contained in the Final Order can‘not be improved upon. Therefore, inasmuch as the
Final Ordér is necessarily a part of the record, the Court incorporates the Final Order by
reference and adopts it as its own.

For the reasons stated, the decision below is affirmed.
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[ DRAINAGE CALCULATIONS
WATER QUANTITY — PRE DEVELOPMENT WATER QUANTITY - POST DEVELOPMENT POST DEVELOPMENT — PRE DEVELOPMENT WATER QUANTITY ~vs~ WATER QUALITY
FCE}?;EXFTQEQREA — 111.1; ﬁg EESEE/C\FEE/:\REA = 11.71 AC (Qpost)(A) — (Qpre)(A) = 79.97 AC—IN — 69.22 AC—IN 9.93 AC—IN < [10.24 AC—IN
= : = 1.47 AC
PERVIOUS AREA = 8.36 AC PERVIOUS AREA = 618 AC UIRED = (10.24)(3630) = 37171 CF
IMPERVIOUS AREA = 1.88 AC IMPERVIOUS AREA = 405 AC DRAINAGE BASIN AREA = 10.24 AC
% IMPERVIOUS = 18.4% % IMPERVIOUS = - 39.6% A) ONE INCH RUNOFF FROM DRAINAGE = —
RAINFALL FOR 25yr/ 3 DAY EVENT (P) = 12.23 IN RAINFALL FOR 25yr/ 3 DAY EVENT (P) = 1293 IN ) CE BASIN =[ 10.24 AC—IN ggi"s%NiLTEFGﬁA@iTESR STORMWATER RETENTION:
DEPTH TO WATER TABLE = 4 FT  DEPTH TO WATER TABLE 4T o2 AEE/F;O&'—X@L%ED‘I\@ OO & POOL) = 2.23 AC CAKE TOP OF BANK EeinBLE ELEVATION = 2.0
DEVELOPED AVAILABLE STORAGE = 8.18 IN [S)gl\/LELSOT%EDA A\/%EILABLE ST%RAGE = | 818 IN e oL) = g.?; ﬁg 3.0
8 IN)(1— 0.184 6.67 IN RAGE (S) = (8.18 IN)(1-0.396) = = : LAKE RETENT =
SOIL STORAGE (S) = (8.18 IN)( ) = ) = ( ) 0396)3 494 IN MPERVIOUS AREA (EXCLUDING ROOF POOL) = 1.82 AC ON PROVIDED = 464,007 CF (17.6 AC—IN)
apre = (P—0. 25)2 (12.23-(0.2)(6. 67))2 6.76 IN dpost - (P-0.25)2 (12'2‘_3__(0.2)(4.94))2“ : é%,gypmggn;s (EXCLUDING ROOF AREA) = 22.8% 17.6 AC=IN | > 10.24 AC—IN
(P+0.85) ~ (12.23+(0.8)(6.67)) (P+0.85) ~ (12.23+(08)(40ay ~ O N ' ¢ IMPERVIOUS = 0.57 N
, B) 2.5 INCHES TIMES PERCENT IMPERVIOUS =  5.83 AC—IN
General Notes: } 1. REVISED TURN-AROUND|3/3/06] Designed By: Project: .
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PHASE II DRAINAGE CALCULATIONS
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WATER QUANTITY — PRE DEVELOPMENT

PROJECT AREA = 11.71 AC
LAKE AREA = 1.47 AC
UPLAND AREA = 10.24 AC
PERVIOUS AREA = 8.36 AC
IMPERVIOUS AREA = 1.88 AC
% IMPERVIOUS = 18.4%
RAINFALL FOR 25yr/ 3 DAY EVENT (P) = 12.23 IN
DEPTH TO WATER TABLE = 4 FT
DEVELOPED AVAILABLE STORAGE = 8.18 IN
SOIL STORAGE (S) = (8.18 IN)(1— 0.184) = 6.67 IN
Qpre = (P-0.25)2  (12.23—(0.2)(6.67))% _ 6.76 IN

(P+0.85)  (12.23+(0.8)(6.67))

WATER QUANTITY — POST DEVELOPMENT

PROJECT AREA =
LAKE AREA = |
UPLAND AREA =
PERVIOUS AREA =
IMPERVIOUS AREA =

% IMPERVIOUS = }

RAINFALL FOR 25yr/ 3 DAY EVENT (P) =
DEPTH TO WATER TABLE =

DEVELOPED AVAILABLE STORAGE = |
SOIL STORAGE (S) = (8.18 IN)(1-0.399) =

- (12.2:5-«(0.2){4.9.2))2
B (12.23+(o.8){4.92))

i

POST DEVELOPMENT - PRE DEVELOPMENT

WATER QUANTITY ~vs~ WATER QUALITY

GCeneral Notes:

48 HOURS BEFORE DIGGING
CALL TOLL FREE
1-800-432-4770

SUNSHINE STATE UNDERGROUND
' UTILITIES NOTIFICATION CETR y

|
i
{
!
i
J

Aalp v s, ne
Cartificate of Authorization #8579

Perez Engineeriﬁlg

& Development, Inc.

1010 KENNEDY DRIVE, SUITE 4Q0
Key West, FL 33040
ph: (305) 293-+9440 * fax: (305) 296+0243

o

| o

11.71 AC (Qpost)(A) — (Qpre)(A) = 80.18 AC—IN — 69.22 AC—IN 10.96 AC—IN > [10.24 AC—IN
1 (1)‘2*1 f{g WATER QUANTITY TREATMENT VOLUME = [10.96 AC—IN NO CREDIT FOR WET DETENTION
A WATER QUALITY RETENTION VOLUME REQUIRED = (10.29)(3630) = 37,353 CF
109 AC DRAINAGE BASIN AREA = 10.24 AC
12399% A) ONE INCH RUNOFF FROM DRAINAGE BASIN =| 10.24 AC—IN UTILIZING THE LAKE FOR STORMWATER RETENTION:
.i3Fl][\J SOOF + POOL AREA = 209 AC SEASONAL HIGH WATER TABLE ELEVATION = 2.0
AN SITE AREA (EXCLUDING ROOF & POOL) = 815 AC LAKE TOP OF BANK BERM ELEVATION = 3.0
' PERVIOUS AREA = 6.15 AC LAKE RETENT —
492 IN IMPERVIOUS AREA (EXCLUDING ROOF POOL) = 2.00 AC ON PROVIDED = £64,007 CF (17.6 AC—IN)
% IMPERVIOUS (EXCLUDING ROOF AREA) = 24.5% 17.6 AC—IN | > 10.96 AC~IN
7.83 IN 2.5 TIMES % IMPERVIOUS = 0.61 IN
B) 2.5 INCHES TIMES PERCENT IMPERVIOUS =  6.28 AC—IN
REVISED TURN—-AROUND |3/3/06| Designed By: Project:
| EFI FLRV_DRAINAGE.dwg NORTH STAR RESORTS g
Checked By: AEP Date: 06/29/05 AFFORD AB LE HOMES - OPY
___ M.M. 106 OCEAN SIDE, KEY LARGO ALLEN E. PEREZ PEJ5T468
rawn By: Scale: —
_ — — - > ao’ CONCEPTUAL DRAINAGE PLAN e | C*ﬁ/
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